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Honorable Board of Supervisors

County of Los Angeles

Kenneth Hahn Hall of Administration, Room 383
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PROJECT NO. R2010-01629-(2)
CONDITIONAL USE PERMIT NO. 201000150
HOUSING PERMIT NO. 201000003
ENVIRONMENTAL ASSESSMENT NO. 201000113
APPLICANT: A COMMUNITY OF FRIENDS
WILLOWBROOK-ENTERPRISE ZONED DISTRICT
SECOND SUPERVISORIAL DISTRICT (3-VOTE)

SUBJECT

The proposed project would authorize construction of a 55-unit apartment complex for
low-income and very low-income families in the C-2 (Neighborhood Business) zone and
a discretionary housing permit to allow for a density bonus and a reduction in the
required number of parking spaces. The project site is located at 13218 and 13224
Avalon Boulevard in West Rancho Dominguez-Victoria. A density bonus is requested
to increase the number of allowed residential units from 10 to 55 and an affordable
housing incentive is requested to allow the reduction in the required number of parking
spaces from 103 to 62. The project would be 100 percent affordable, with 37 units
reserved for homeless families with a head of household with a mental illness. An Initial
Study and Negative Declaration have been prepared for the project, purusant to
California Environmental Quality Act (“CEQA”) requirements, as the project would not
have a significant impact on the environment.
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The project was approved by the Regional Planning Commission on June 6, 2012. The
approval is being appealed by Friends and Neighbors Community Club, a neighborhood
group.

IT IS RECOMMENDED THAT YOUR BOARD, AFTER THE PUBLIC HEARING:

1. Adopt the Negative Declaration associated with Environmental Assessment
No. 201000113 finding that the project will not have a significant effect on the
environment.

2. Deny the appeal and instruct County Counsel to prepare the necessary findings
to affirm the Regional Planning Commission’s approval of Conditional Use Permit
No. 201000150 and Housing Permit No. 201000003.

PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION

The project is consistent with the provisions of the County’s adopted General Plan
Housing Element, which allows for discretionary housing permits to grant density bonus
of more than 50 percent for affordable housing projects. The project is designated for
homeless and very-low-income families whose head of household are living with a
mental illness and other low-income families. The proposed project would provide
much needed low-income and supportive housing for an underserved population.
Residents of the facility would have access to recreational amenities, counseling, a
part-time medical clinic, as well as classes and tutoring. The applicant, A Community of
Friends, has a proven history of building and operating similar supportive housing
facilities throughout the region.

The project is compatible with the surrounding area. There is a combination of
residential, commercial, and industrial uses in the vicinity. A senior housing facility of a
comparable density and parking ratio is also located immediately south of the project
site. Avalon Boulevard is a major transit corridor with bus service at intervals of 15
minutes or less, and Earvin “Magic” Johnson Recreation Area (also known as
Willowbrook Park) and a supermarket (Payless Foods) are both located less than
one-half mile to the north.

The 1.72-acre subject property is currently developed with four abandoned single-family
residences, which are surrounded by developed land in all directions. These would be
replaced by 55 units of affordable housing for an at-risk population, most of whom would
be recruited from the local area. The site would be secured and include amenities, such
as a health clinic, edible garden, children’s play area, a computer room, exercise
equipment, and free classes and tutoring.
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Increased residential density and a parking reduction enables the affordable housing
development to reach an economy of scale that balances the projected construction and
operating costs with public funding, other subsidies and rental income available to the
development.

The request for the reduction in parking is supported by parking conditions at other sites
currently managed by the applicant. Such sites provide parking-to-resident ratios that
are similar or even smaller, and evidence, including first-hand observation by Regional
Planning staff, confirmed that these parking areas are largely underutilized.

The proposed project would be consistent with several goals and policies of the Los
Angeles County General Plan and Housing Element. It promotes the efficient use of
land through a more concentrated pattern of urban development, especially on
underdeveloped land near major transit corridors and on underutilized, abandoned lots.
It also helps to provide a wider range of housing types, especially for low-income
residents, persons with special needs, and the at-risk homeless, by coordinating with
the private sector and providing development incentives, such as the requested density
bonus and parking reduction, for development of such housing.

Implementation of Strategic Plan Goals

The proposed project would support implementation of the County’'s Strategic Plan
Goals of increasing children, family, and adult well-being as well as improving the health
and mental health of residents. The facility would provide much needed housing and
support services for low-income families in a chronically underserved area and provide
safe housing, counseling, and support services for heads of household living with a
mental illness.

FISCAL IMPACT/FINANCING

Implementation of the proposed conditional use permit and housing permit should not
result in any new significant costs to the County or to the Department of Regional
Planning as the proposed project is a private development. Construction costs and
operating cost will be borne by the applicant. Existing infrastructure and public services
are adequate to accommodate the proposed project, as confirmed by the Los Angeles
County departments of Public Works, Fire, Public Health, and Parks and Recreation.
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FACTS AND PROVISIONS/LEGAL REQUIREMENTS

The Regional Planning Commission conducted a duly noticed public hearing at its
regularly scheduled meeting of June 6, 2012. Eight speakers testified in favor of the
project, and seven speakers testified in opposition. Correspondence, both for and
against the project, was submitted and a petition with over 800 signatures in opposition
to the project was presented. The Regional Planning Commission subsequently voted
4-0 (with one absence) to adopt the Negative Declaration associated with
Environmental Assessment No. 201000113 and approve Conditional Use Permit
No. 201000150 and Housing Permit No. 201000003.

Pursuant to subsection A of Section 22.60.230 of the County Code, Randy A. Hughes
and Marcia Jones—on behalf of the Friends and Neighbors Community Club—appealed
the Regional Planning Commission’s approval to the Board of Supervisors on June 20,
2012. A public hearing is required pursuant to Section 22.60.240 of the County Code
and Sections 65335 and 65856 of the Government Code. Notice of the hearing must be
given pursuant to the procedures set forth in Section 22.60.174 of the County Code.
These procedures exceed the minimum standards of Government Code Sections 6061,
65090, 65355, and 65856 relating to notice of public hearing.

ENVIRONMENTAL DOCUMENTATION

An Initial Study was prepared for the proposed project in compliance with CEQA (Public
Resources Code section 21000, et seq.), the State CEQA Guidelines, and the
Environmental Document Reporting Procedures and Guidelines of the County of Los
Angeles. The Initial Study concluded that a Negative Declaration of Environmental
Impact is the appropriate determination under CEQA reporting guidelines, as the project
would not have a significant impact on the environment. Approval of the project
proposal requires adoption of the Negative Declaration.
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IMPACT ON CURRENT SERVICES

Action on the proposed conditional use permit and housing permit is not anticipated to
have a negative impact on current services.

Respecitfully submitted,
=y

RJB:SAMK:TM:Im

Attachments:
1. Findings and Conditions
2. Commission Staff Reports and Correspondence
3. Initial Study and Negative Declaration

c: Executive Office, Board of Supervisors
Assessor
Chief Executive Office
County Counsel
Public Works

CP_062512_BL_PROJECT NO_R2010-01629
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Director
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TO: The Honorable Board of Supervisors

A T % & Y
FROM: I'yler Montgomery /"
Zoning Permits West Section

SUBJECT: PROJECT NO. R2010-01628-(2)
CONDITIONAL USE PERMIT NO. 201600150
HOUSING PERMIT NO. 201000003
ENVIRONMENTAL ASSESSMENT NO. 201000113

The attached iltems were received by Regional Planning staff during or after the Regional
Planning Commission hearing for the above project on June 6, 2012.

The first is a petition, signed by more than 800 residents of the West Rancho Dominguez-
Victoria community, stating opposiiion o the proposed project. The second is a letter from an
area resident stating opposiion to the project, as the neighborhood lacks sufficient public
services and strugges with crime and poverty, and the proposed project would only exacerbate
the situation.

Enclosed:
Petition against the preposed project
Opposition letter from Qamru Raheem, dated 6/19/12

320 West Temple Street = Los Angcles, CA 90012 = 213-974-6411 = Fax: 213-626-0434 = TDD: 213-617-2292
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From: Qamru Raheem [channahl0@hotmail.com]

Sent: Tuesday, June 19, 2012 3:45 PM

To: Montgomery, Tyler

Subject: Willowbrook Housing Project - No. R2010-01629-(2) Permit No. 201000150 -

Housing Project No. 2010000063

Follow Up Flag: Follow up
Flag Status: Flagged

Mr. Montgomery,

As a concerned, tax-paying citizen of the Willowbrook community in Los Angeles County, I am
sending this email to express my disappointment in the lack of regard the Los Angeles County
Department of Regional Planning has shown toward residents in and around the neighborhood in
which a 55-unit housing complex is planned for construction (13218 & 13224 Avalon Bivd). An
outcry came from hundreds of residents via petitions expressing their concerns, but obviously
these tax-paying, voters don’t matter. While we are “for” ridding our community of homelessness,
we want to ensure that this is done in a way that is best for everyone involved. If this decision was
made with the best interest of the community in mind and its soon-to-be new residents, 1'd like to
know what plans are in place to address the following:

e A community that is already “under served” economically (with few viable businesses)
= A community that is educationally disenfranchised (with few, if any, programs design to
promote the welfare of its residents)

e A community that already experiences a shortage in police and fire personnel

e A community that is already ridden with alcohoilism, drugs, and crime
Under these circumstances it is very difficult to understa'ld how the county expects the placement
of 55-units (234 people or more designated as “low and very low-income residents”) to “add to”
and not “take away from” the community.
We, too, take pride in cur homes and in our neighborhoods, and we welcome all those with the
same mindset (whether they are of low income status or not). Since this project is virtually a “done
deal,” T'd like a commitment from LA County and the administrators of this project to “not be
distant” administrators and caretakers. I would ask them to monitor and manage this project
closely and regularly to ensure that it is serving the best interest of ils residents and the
neighboring community.
1 thank you for taking the time to read this, and I humbly ask that you pass this sentiment on to as
many as possible, because we (as a community) "really” care. Thank you.
Sincerely,
. N. Raheem
Willowbrook resident

Montgomery TyleriCUPRZOT0-01629 (Avalon supportive housing Opposition em...  7/3/2012
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PETITION re:
A Community of Friends (ACOF)
Avalon Apartments
13218 -~ 13224 Avalon Boulevard, Los Angeles

Background /
“A Community of Friends” (ACOF) purchased the property designated for A\/a!on Apartments
in June 2010. That same year, the Census reported the population in this area, known as
Willowbrook (an unincorporated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units), these apartments, in the words of ACOF, are “designed
to meet the needs of large families.” The implication of overcrowding in this
concentrated area will be felt and will negatively impact nearby neighborhoods, particularly
the Senior Citizens’ Complex which is adjacent to it. In a community that is already labeled
“blighted” as a result of being under served economically and educationally, the new
residents along with the existing community will be at an even greater risk socially because
these apartments will house persons “with special needs and mental ilinesses” (again,
according to ACOF). This is a serious concern because this neighborhood is already
experiencing a shortage of firefighting personnel and police presence. Those who support
this petition do not believe this neighborhood is best suited to positively impact this
population, especially in light of situations and conditions that already plague this
community such as, drugs, alcoholism, juvenile delinquency, crime, etc. We, too, advocate
eradicating homelessness, but not at the risk of causing these residents harm and not at the
risk of adding to the issues and problems of an already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF.

NAME ADDRESS
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PETITION: We, the undersigned, agree with and support the action to stop the
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“A Commmity of Friends” (ACOF) purchased the
in June 2010. That same vear, the Census report
Witlowbrook (an unincorporated community in Los /-\ﬂgel— - 35,5C
people. The total land area is 3.7 square miles much of which has 5aulx given way to crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units), these apartments, in their own words, are “designed fo
meet the needs of [arge families.” The implication of overcrowding in this concentrated
area will be felt and will negatively impact nearby neighborhoods, particularly the Senior
Citizens’ Complex which it is adjacent to. In a commum"'y that is already !ahetec‘ “Luon&
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construction project by ACOF.
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PETITION re:
& Community of Friends [ACC
Avalon Apartments
218 - 13224 Avalon Boulevard, Los Angeles, CA 90061
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Background

"A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same vear, the Census repor rted the population in this area, known as
Wi %owbmf\k {an unincorporat ec% community in Los Angeles County), to be owver 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and &mgs While the number of apartments plannad for this site may seem mceﬁseq ent
in the scheme of things (55 units), these apartments, in their own words, are “designed ¢
meat the needs of jarge families.” The implicati on of overcrowding in this con e::fa i: ie“
area will be felt and will negatively impact nearby neighborhoods, pm’sicu?aréy the Senlor
Citizens’ Complex which it is adjacent to. In a community that is already labeled “blighted”
as a result of being under served economically and educationally, these new fes‘dem:s atong
with the community will be at an even greater risk socially because they (the new residents)
will consists of persons “with special needs and mental ilinesses” according to ACOF
who will become a part of a neighborhood that is aiready experiencing a shortage in police
presence and fire protection. Those who suppert this petition do not believe this
neighborhood is best suited to positively impact this population, especially in light of
conditions that a r‘eady plague this community ~ that 'S to say, drugs, alcoholism, juwem!e
delinguency, crime, etc. We, too, advocate eradicating homelessness, but not at the risk of
causing these res‘aertg harm and not at the risk of adding to the issues and problems of an
already disenfranchised community.
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PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF,

NAME ADDRESS
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Background
“A Cornmunity of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same year, the Census reported the population in this area, known as
Willowbrook (an unincorporated community in Los Angeles County), to be over 3 ;

people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units), these apartments, in their own words, are “designed o
meet the needs of [arge families.” The implication of overcrowding in this concentrated
area will be felt and will negatively impact nearby neighborhoods, particularly the Senior
Citizens” Complex which it is adjacent to. In a community that is already labeled “blighted”
as a result of being under served economically and educationally, these new residents along
with the community will be at an even greater risk socially because they (the new residents)
will consists of persons “with special needs and mental ilinesses” according to ACOF
who will become a part of a neighborhood that is already experiencing a shortage in police
presence and fire protection. hose who support this petition do not believe this
neighborhood is best suited to positively impact this population, especiaily in light of
conditions that already plague this community — that is to say, drugs, alcchol j
definquency, crime, etc. We, too, advocate eradicating homelessness, but not at
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construction project by ACOF.
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PETITION re:
A Community of Friends (ACOF)
Avalon Apartments
13218 - 13224 Avalon Boulevard, Los Angeles, CA 90063

Background

“A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same year, the Census reported the population in this area, known as
Willowbrook (an ummorporated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units), these apartments, in their own words, are “designed to
meet g/%@ needs of 5&7?@@ families.” The implication of overcrowding in this concentrated
area will be felt and will negatively impact nearby neighborhoods, particularly the Senior
Citizens’ Complex which it is adjacent to. In a community that is already labeled “h%‘ahted”
as a result of being under served economically and edszcw ionally, these new residents a ”%’j
with the community will be at an even greater risk socially because they (the new resi c’ £s)
will consists of persons “with ;@g@@%ﬁé‘gf needs and mental iinesses”™ according to &&i}%:
who will @ef"afﬁe a part of a neiq h@{) tiood that is already experiencing a shortage in police
presence and fire protection.  Those who support gf‘w\ petzz do not believe thi
neighborhood is best suited to positively impact this populat am especially in light of
conditions that already plague this community - that is to say, drugs, alcoholism, juvenile
delinquency, crime, etc. We, too, advocate eradicating homelessness, but not at the risk of
causing these residents harm and not at the risk of adding to the issues and problems of an
already disenfranchised community.
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PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF,

ADDRESSE




Background

"A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same year, the Census reported the population in this area, known as
Willowbrook (an unincorporated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units), these apartments, in their own words, are “designed to
meet the needs of large families.” The implication of overcrowding in this concentrated
area will be felt and will negatively impact nearby neighborhoods, particularly the Senior
Citizens’ Complex which it is adjacent to. In a cormmunity that is already labeled “blighted”
as a result of being under served economically and educationally, these new residents aiong
with the community will be at an even greater risk socially because they (the new residents)
will consists of persons “with special needs and mental illnesses”™ according to ACOF
who will become a part of a neighborhood that is already experiencing a shortage in police
presence and fire protection. Those who support this petition do not believe this
neighborhood is best suited to positively impact this population, especially in light of
conditions that already plague this community - that is to say, drugs, alcoholism, juvenile
delinquency, crime, etc. We, too, advocate eradicating homelessness, but not at the risk of
causing these residents harm and not at the risk of adding to the issues and problems of an
already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposad
construction project by ACOF,
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Background

"A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same year, the Census reported the population in this area, known as
Willowbrook (an unincorporated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconseguential
in the scheme of things (55 units), these apartments, in their own words, are “designed to
meet the needs of large families.” The implication of overcrowding in this concentrated
area will be felt and will negatively impact nearby neighborhoods, particularly the Senior
Citizens’ Complex which it is adjacent to. In a community that is already labeled “blighted”
as a result of being under served economically and educationally, these new residents along
with the community will be at an even greater risk socially because they (the new residents)
will consists of persons “with special needs and mental illnesses” according to ACOF
who will become a part of a neighborhood that is already experiencing a shortage in police
presence and fire protection. Those who support this petition do not believe this
neighborhood is best suited to positively impact this population, especially in light of
conditions that already plague this community - that is to say, drugs, alcoholism, juvenile
delinquency, crime, etc. We, too, advocate eradicating homelessness, but not at the risk of
causing these residents harm and not at the risk of adding to the issues and problems of an
already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF,
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Background

“A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same year, the Census ;eporﬁed the population in this area, known as
Willowbrook (an unincorporated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units), these apartments, in their own words, are “designed fo
meel the needs of large families.” The implication of overcrowding in this concentrated
area will be felt and will negag ively impact nearby nei ghbomoodg, particularly Lhe Senior
Citizens’ Complex which i diacent to. In a community m“%’ is already labeled “blighted”
as a res sult of being Uﬂder veweﬁ‘ economically and Oc:’uca?*an these new residents amug
wi h the community will be at an even greater risk socially be{:amce they (the new residents
will CC”%S@LS of persons ° wé 1 special needs and memtal ilinesses” according to f—%CGF
who will become a part of a neighborhood that is already experiencing a shortage in police
presence and fire protectio Those who support this ;c;ai:si on do not believe this
neighborhood is best suite d *m positively impact this population, especially in light of
conditions that already plague this community - that is to say dmgs, alcoholism, juvenile
delinquency, crime, etc. We, too, advocate eradicating homefessness, but not at the risk of
causing these residents harm and not at the risk of adding to the issues and problems of an
already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF.
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PETITION re:
A Community of Friends (ACOF)
Lyuzlion Apartments
13218 - 13224 Avalon Boulevard, Los Angeles, CA 90061

A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same year, the Census reported the population in this area, known as
Willowbrook (an unincorporated community in Los Angeles County}, to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units), these apartments, in their own words, are “designed o
meet the needs of jarge families.” The implication of overcrowding in this concentrated
area will be felt and will negatively impact nearby neighborhoods, particularly the Sanior
Citizens’ Complex which it is adjacent to. In a community that is already labeled “blighted”
as a resuit of being under served economicaily and educationally, these new residents along

th the community will be at an even greater risk socially because they (the new residents)
will consists of persons “with special needs and mentaf illnesses” according to ACOF

f i ncing a shortage in police
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who will become a part of a neighborhood that is already experie
presence and fire protection. Those who support this petition do not belleve thi
neighborhood is best suited to positively impact this population, especially in light of
conditions that already plague this community - that is to say, drugs, alcoholism, juvenile
delinquency, crime, etc. We, too, advocate eradicating homelessness, but not at the risk of
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causing these residents harm and not at the risk of adding to the issues and problems of an
already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF.

ADDRESS

R
o
S

Fia
b

.

- 5”*%% PRI -

o
e
P
R
I —.




> ; v " Lo
S TS € 350
‘ ;
PETITION re:
Community of Friends (ACOF)
Avalon Apartments
13218 - 13224 Avalon Boulevard, Los Angeles, CA 80061

Background
A Community of F fends” (ACOF) purchased the property designated for Avalon Apartments

in June 2010. That same vyear, the Census reporied the pewl tion in this area, known as
Willowbrook (an unincorporated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units), these apartments, in their own words, are “designed o
meet the needs of large families.” The implication of overcrowding in this concentrated
area will be felt and will negatively impact nearby neighborhoods, particularly the Senior
Citizens’ Complex which it is adjacent to. In a community that is already labeled “blighted”
as a result of being uaﬁer served economically and educationally, these new residents along
with the community will be at an even greater risk socially because they (the new residents)
witl consists of persons “with special needs and mental %Mwwﬁfﬁg according to ACQ“

who will become a part of a neighborhood that is already experiencing a shortage in polic
oresence and fire protection. Those who Su@&“‘ﬁ' this petition do not believe Lh%ﬁ
neighborhood is best suited to positively impact this population, especially in light of

conditions that already plague this community - that is to say, drugs, alcoholism, juvenile
delinquency, crime, etc. \!e, too, advocate eradicating homelessness, but not at the risk of
causing these residents harm and not at the risk of adding to the issues and problems of an

already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF,
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13218 - 13224 Avalon Boulevard, Los Angeles, CA 90061

Background

“A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same vyear, the Census reported the population in this area, known as
Willowbrook {an unincorporated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to cri f%
and drugs. w?‘: le the number of amartmm planned for this site may seem inconseguentia
in the scheme of things (55 units), ?:E”%ege apartments, in their own words, are “designed fo

the community will be at an even greater rsk socially because they (the new residents)
will consists of persons “with special needs and mental ilinesses” according to ACOF
who will become a part of a neighborhood that is already experiencing a shortage in police
presence and fire protection. Those who support this petition do not believe this
neighborhood is best suited to positively impact this population, especially in light of
conditions that already plague this community - that is to say, drugs, alcoholism, juvenile
delinguency, crime, etc, We, too, advocate eradicaﬁng homelessness, but not at the risk of
causing these residents harm and not at the risk of adding to the issues and problems of ar
already disenfranchised community.

m@&é‘ the needs of lproe mmgf The imp «caf’m of overcrowding In this concentrated

area will be felt and will negative é impact nearby neighborhoods, particularly the Senior

Citizens' {jamg} ex which it is adiacent to. In a mmmmiy that is already labeled “hlighted”

as a result of being under served economically and educationally, these new residents along
tht
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PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF,
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13218 - 132224 Avslon %%w%@w%m? Los g&g%&@; CA S006L

Background

A Community of Friends” (ACOF) pu rcl ase 5 e property designated for Avalon Apartments
in June 2010, That same vear, the sus reported the population in this area, known as
Willowbrook {an unincorporated cor ﬁmum?}f in Los Angeles County), to be over 35,500

people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units), these apartments, in their own words, are “designed to
meet the needs of large families.” The implication of overcrowding in this concentrated
area will be felt and will neaat'vely impact nearby neighborhoods, particuiarly the Senior
Citizens’ Complex which it is adjacent to. In a commun'ty that is already labeled “blighted”
as a result of baing i ﬁdms’ served economically and educationally, these new residents a%@ﬁg
with the community will be at an even greater risk socially because the \;‘ {the new residents)
Wit img'gig of persons “with specisi needs and mentsl iline SSE eg” according to ACO%”
who will become a part of 2 neighborhood that is aiready experienc g a shortage in police
presence and fire protection. Tm% who support this petition do not believe this

neighborhood is best suited to positively impact this populati onf esgsedaé%y irn light
conditions that already plague thas community ~ that is to say, drugs, alcoholism, juvenile
delinquency, crime, etc. We, foo, advocate eradicating homelessness, but not at the risk of
causing these residents harm and not at the risk of adding to the issues and problems of an

already disenfranchised community.

iy

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF.







PETITION re:
A Community of Friends (ACOF) >
Avalon Apartments

123218 — 13224 Avalon Boulevard, Los Angeles, CA 90061

Background

"A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same year, the Census reported the population in this area, known as
Willowbrook (an unincorporated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units), these apartments, in their own words, are “designed to
meet the needs of farge families.” The implication of overcrowding in this concentrate
area wiil be felt and will negatively impact nearby neighborhoods, particularly the Senior
Citizens’ Complex which it is adjacent to. In a community that is already labeled “biighted”
as a result of being under served economically and educationally, these new residents along
with the community will be at an even greater risk socially because they (the new residents)
will consists of persons “with special needs and mental illnesses” according to ACOF
who will become a part of a neighborhood that is already experiencing a shortage in police
presence and fire protection. Those who support this petition do not believe this
neighborhood is best suited to positively impact this population, especially in light of
conditions that already plague this community - that is to say, drugs, alcoholism, juvenile
delinquency, crime, etc. We, too, advocate eradicating homelessness, but not at the risk of
causing these residents harm and not at the risk of adding to the issues and problems of an
already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF,
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Background

"A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same year, the Census reported the population in this area, known as
Willowbrook (an unincorporated community in Los Angeles County), to be over 35,500
people. me EG 1 tand area is 3.7 square miles much of which has sadly ”“‘“/eﬂ way to crime
and drugs. While the number of apartments planned for this site may seem inconsequential
i e schemm of things (55 uniis), ’anese apartments, in their own words, ar& “desioned to

inth

meet the needs of large families.” The implication of overcrowding in this co“centrated
area will be felt and will n@gaiivei, impact nearby neighborhoods, par’?%miarév the Sen
Citizens’ Compiex which it

is adjacent to. In a community that is already labeled ® bsmhzeé”
as a result of being under served economically and educationally, these new residents along
with the community will be at an even greater risk socially because they (the new residents)
will consists of persons “with special needs and mental illnesses™ according to ACOF
who will become a part of a neighborhood that is already experiencing a shortage in police
presence and fire protection. Those who support this petition do not believe this

neighborhood is best suited to positively impact this population, especially in light of

conditions that already plague this community ~ that is to say, drugs, alcoholism, juvenile
delinquency, crime, etc. We, too, advocate eradicating hcmwelessness, but not at the risk of
causing these residents harm and not at the risk of adding to the issues and problems of an

already disenfranchised community.

PETITION: We, the undes
construction project by ACC

ed, agree with and support the action to stop the proposed
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PETITION re:
A Comm W'?zy of Friends (ACOF}
Avatlon Apartments
2318 - L3224 Avalon % wlevard, Los Angeles, CA 0061

o

Background

A Camz wnity of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same year, the Census reported the population in this area, known as
Wi :owbrook {an unincorporated community in Los Angeles muunty}, to be over 35,500
people. The total land area is 3.7 sguare miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconseguential
in the scheme of things (55 units), these apaﬁmew‘cs, in their own words, are “designed to
meet the needs of jarge famifies.” The implication of overcrowding in this concentrated
area will be felt and will negatively impact nearby neighborhoods, particularly the Senior
Citizens’ Complex which it is adjacent to. In a community that is already labeled “bl ighted”

as a result of being under served economically and ef%uca‘zéona %y, these new residents along
with the community will be at an even greater risk socia %gf ause they (the new re dem:s;
will consists of persons “with special needs and ment ,f 5 esses” according to ACOF
wheo will become a part of a neighborhood that is already e riencing a shortage in police
presence and fire protection.  Those who support Mss ezs’{mr& do not believe this
ﬁeigm@"mﬂ% is best suited io positively impact this popu % atiocn, especially in light of

conditions that aiready plague this community — that is to say, .,zfugd, alccholism, juvenile
delinguency, crime, e“zc, We, toc, advocate eradicating homelessness, but not at the risk of
causing these residents harm and not at the risk of adding to the issues and problems of an
already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construct!on project by ACOF.
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PETITION re:

A Community of Friends {ACOF)

Avalon Apartments

13218 - 13224 Avaslon Boulevard, Los Angeles, CA 80061
{continuad)
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Background

A Community of Friends” (ACOF) purchas
in June 2010, That same vear, the Cen nsus re 3
Wiltowbrook (an unincorporated community | s Aﬂgeécs boumy;, o
people, The total land area is 3.7 square miles 1 uch of which has sadly give
and drugs. While the number of apartme planned for this site may seem inconseguential
in the scheme of things (55 units), these apartments, in their own words, are "ﬁeﬁ; g ee:i to
meet the needs of laroe families.” The implication of overcrowding in this concentrated
area will be felt and will negatively impact nearby neighborhoods, particularly the Senior
Citizens’ Complex which it is adjacent to. In a community that is already labeled "bli ghged
as a result of being under served economically and educationally, these new re ¢
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residents ng
with the O’?‘Emuﬁ v will be at an even greater risk socially ber ause z%‘faxf (the new residents)
will consists of persons “with f«.:g@g«;%ﬁ needs ‘:méfﬁ meantal ilinesses acsord'ﬂg to ACOF
who will become a part of a neighborhood that is already eme cing a shortage in police
presence  an ﬁ‘ fi lieve this

ire protection. Thuge whio sw}mr‘r this pe m tion do not beli
ﬂeighb rhood is best suited to positively impact this population

onditions that already plague this community -
delm guency, crime, ‘i:c We, too, advocate era
causing these resi denis harm and not at the risk
already disenfranchised community.

i, especially in
t’g tis to say, dm as, Mﬁuﬁf{}% s
cating homelessness, but not at the risk of
f adding to the issues and problems of an

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF.
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PETITION re:

A Community of Friends (AC0F)

Avalon Apartments

13218 - 13224 Avalon Boulevard, Los Angeles, CA 80061
{continued}
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A Community of Frie Mi@ (ACOF)
Avaion ﬁzgmz%m@m@
13218 - 13224 Avalon Boulevard, Los Sngeles, CA 80081
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A Community of Friends” (ACOF) purchased the property designated for Avalon Apariments
in June 2010. That same year, the Census reported the popu!ahm in this area, known as
Willowbrook (an unincorporated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units), these apartments, in their own words, are “designed o
meet the needs of jarge famiiies.” The implication of overcrowding in this concentrated
area will be felt and will negatively impact nearby neighborhoods, p Lm%ar'y the Senior
Citizens’ Complex which it is adjacent to. In a comrmunity that is fi eady labeled "bli -ym:ed”
as & result of being under served economically and educationally, these new residents along

& commun r;f will be at an even greater risk socially because they

‘"“\
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with th the new resi {jwntsj
will consists of persons “with specis! needs and mentsl ilinesses” accowjmg to AC

0D
whao will become a part of a neighborhood that is already experiencing a shortage in po?ic:e
WCSQ%E and fire protection. f%ﬁe who support this petition »f;%e nai: believe this
neighborhe ‘ud is best suited to positively impact this population, espegially in light of

andzt ions that already plague this community - that is to say, drugs, alcoholism, juvenile

delinguency, crime, etc. We, too, advocate eradicating homelessness, but not at the risk of

causing these residents harm and not at the risk of adding to the issues and probiems of an
already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF,
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Background

“A CommumLy of Friends” (ACOF) purchased the property designated for Avalon Apartments

in June 2010. That same year, the Census repcrted the pmula’cion in this area, known as

Willowbrook (an unincorporated commumw in Los Angele COL nty), to be over 35,500

people, The total cmd area is 3.7 square miles much of which has sadly given way to crime

and drugs. While the number of apartments pumed for th;s ite may seem in
r

i t
in the sr*heme of ‘fghmgs (55 umts}, these apartn nts, m the words of ACOF, are ™
f

The Implication of overcrowdin
/impact nearby neighborhoods,
to it. In a community that is alre
i economicaily and edqcct nalhy
the I be at gf isk soc'
these apartments will h 1

ouse p“rgms Ywith special nes : s l=h J ilinesses
according to ACOF). This is a serious concern s rhe
experiencing a shortage of firefighting personnel a ice prnsmce Those who support
this petition do not believe this neighborhood is bcw suited to positively impact this
population, especially in light of situations and conditions that already plague this
community such as, drugs, alcoheolism, juvenile delinquency, crime, etc. We, too, advocate

eradicating home!cssnesJ, but not at the risk of causing these residents harm and not at the

risk of adding to the issues and problems of an already disenfranchised community.

i

= ”%‘Z%”éé@%“ We, the undersigned, agree with and support the action to stop the proposed
construction pmJect by ACOF.
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Background

“A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same vear, the Census reported the population in this area, known as
Willowbrook (an unincorporated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime

s v ot s Al byil - - . o P o i A Fee Fhio Cibo o rrimyy Omoryy v o
and drugs. While the number of apartments planned for this site may seem incon:
' R
[

a cormmunity that is alread

irn the scheme of things (55 units), these apartments, in the words of ACOF, are ™
to meet the needs of large families.” The implication of overcrowdin
concentrated area will be felt and will negatively impact nearby neighborhoods, parti
h 1 &

t
2 Senior Citizens’ Complex which is adjacent to it. L
! i it of being under s
residents along with the existing community will be at an even greater risk socially because
these apartments will house persons "with special needs and menial ilinesses” (again,
according to ACOF). This is a serious concern because this neighborhood is already
experiencing a shortage of firefighting personnel and police presence. Those who support
this petition do not believe this neighborhood is best suited to positively impact this
population, especially in light of situations and conditions that already plague this
community such as, drugs, alcohclism, juvenile delinquency, crime, etc. We, too, advocate
eradicating homelessness, but not at the risk of causing these residents harm and not at the
risk of adding to the issues and problems of an already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF.
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Background

A Community of Friends” {ACOF) purchased the
in June 2010. That s vear, the Census rep( i
Willowbrook (an unincorporated community in Los :
peopie. The total land area is 3.7 square miles much of which has sadly given way o crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units), these apartments, in the words of ACOF, are “designed
to meet the needs of large families.” The Implication of overcrowding in this
concentrated area will be felt and will negatively impact nearby neighborhoods, particularly
the Senior Citizens” Complex which is adjacent to it. In a community that is already labeled
“‘biighted” as a 'esui’c of being under served economically and educat'onai!y, the new
residents along with the existing community will be at an even greater risk socially because
mese apartments wm house persons “with special needs and Vz%;r(af ﬁfﬁ@ggw@* (agu
according to ACO This is a serious concern becaus hi
experiencing a ?‘0 gge of firefighting personnel and police presence.
this petition do not believe this nei g"zuommj is best suited to posith
populatio on especially in light of situations and conditions that zalre e
community such as, drugs, alcoholism, juvenile ceg nquency, crime, etc. We, ‘too, advocac»&z
eradicatmg homeieswess, but not at the risk of causing these residents harm and not at the
risk of adding to the issues and problems of an already disenfranchised commumL\/

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF.
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Background
“A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same year, the Census reported the population in this area, known as
Willowbrook (an uwincorpo*ated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square mxies much of which has sadly given way to crime
‘””zf” drugs. While the number of ap: anned for this site may seem incons quer ntial

‘tments, in the words of ACOF, are

=
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‘t‘”\“"‘t

fo The implication of overcrowdin

ol 2y impact nearby neighborhoods, ;‘3

the to it. In a cormmunity that is alreads
“blighte ) e i economically and educationally,
residents along with the existing com: Wumy will be at an even greater risk 5océaﬂy because

these apartments will house persons “with special needs and mental illnesses” (again
according to ACQOF). This is a serious concern becwse this neighborhood is already
experiencing a shortage of firefighting personnel and police presence. Those who support
this petition do not believe this neighborhood is bt;SL suited to positively impact this
population, especially in light of situations and conditions that already plague this
community such as, drugs, alcoholism, juvenile delinguency, crime, etc. We, too, advocate
erad'catmg homeiess ness, but not at the risk of causing these residents harm and not at the
risk of adding to the issues and problems of an already disenfranchised community,

wv}”msx We, the undersigned, agree with and support the action to stop the proposed
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TA Comnﬂumzy of Friends” (ACOF) p ‘chaqed the jfﬂoper"'\/ designated for Avalon Apartments
in June 2010. That same vear, Lh nsus reported the popt u& ion In this area, known as
Willowbrook (an unmcos'p@rat d nmunity o Los Amgeéas aur i\,f}; to be over 35,500

people. The total land area is 7’ sqguare miles much of which has sadly given way to crime
ar 1d drugs. While the number of apartments planned for this site may seem inconsequential
n th U

e scheme of things (55 units), these apartments, in the words of ACOF, are “designed

to meet the needs of large families.” The implication of over crcwdmg in this
mcemraLed area will be felt and wiH negatively impact nearby neighborhoods, particularly
the Senior Citizens” Complex which is adjacent to it. In a community that is already labeled
“blighted” as a result of being Lmjﬂr served economically and ed&zcuttoﬂa \/, *h new

5

-

resia‘emtg along with the existing community will be at an even greater r jse
these apartments will house persons “with special i ».m@u and ments w n,
accordmg to ACOF). This is a serious concern because this ne {gif adly

i ng a shortage of firefighting personnel and po; ce presenc ort
= I do not believe this neighborhood is best suited to gos tive “his
DO;JL;G jon, especially in light of situations and conditions that already plague this

community such as, drugs, a!cohonsm juvenile delinquency, crime, etc. We, too, advocate
eradicating ho Txeiessness, but not at the risk of causing these residents harm and not at the
-isk of adding to the issues and problems of an already disenfranchised community.

FIOM: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF.
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PETITION re:
A Community of Friends (ACOF}
Avalon Apariments
13218 ~ 13224 Avaion Boulevard, Los Angelesg, CA 90061

Backoround

A Community of Friends” (ACOF) purchased the property desi gnatt_u for Avalon Apartments
in June 2010, That same vear, the Census reported the population in this area, known as
Willowbroock (an unincorporated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has s,adlf given way o crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units}, these apcrtmeﬂ’ib, in the words of “"F are .»:f’;szzfmaw

fo meet the peeds of large families.” The implication of overcrowding in this
concentrated area will be felt and will negatively impact nearby neighborhoods, particularly
the Senior Citizens” Complex which is adjacent to it. In a community that is already labeled
“blighted” as a result of being under served economically and educationally, the new
residents along with the existing community will be at an even greater risk socially because
these apartments will house persons “with special needs and mental ilinesses” (again,
according to ACOF)., This is a serious concern because this neighborhood is already
experiencing a shortage of firefighting personnel and police presence. Those who support
this petition do rnot believe this neighborhood is best suited to positively impact |

i this
population, especially in light of situations and conditions that already plague this
community such as, drugs, alcoholism, juvenile delinquency, crime, etc. We, too, advocate
eradicating homelessness, but not a 16 ‘isk of causing these residents norm and not at the
risk of adding to the issues and problems of an already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF,
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A Community of Friends” (ACCOF) purchased the property designated for Avalon Apartments
in June 2010, That same year, the Census reported the population in this area, known as
Willowbrook (an Uﬁmmmuraie@ communily in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem mcmsaquem al
in the scheme of things (55 units), these apartments, in their own words, are “designed fo
meet the needs of large famifies.” The implication of overcrowding in this concentrated
area will be felt and will negatively impact nearby neighb rhoods, particularly the Senior
Citizens’ Complex which it is adjacent to. In a community that is already labeled “blighted”

.3,

as a result of being under served economically and educationaily, these new residents along
with the community will be at an even greater risk socially because they (the new res éerz’a s)
will consists of persons %ﬁ’& special needs and mental fff m%géw * according to ACOF
who will become a part of a neighborhood that is already experiencing a shortage m potice
pre:s@mz& and fire pr ot@céﬁé@ﬁ. Those who support this ;aet tion do not believe this
neighborhood is best suited to positively impact this population, especially in light of
conditions that already plague this community ~ that is to say, umqg alcoholism, juvem?e
deli inquency, crime, etc. We, teo, advocate eradicating homelessness, but not at the risk of
causing these residents harm and not at the risk of adding to the issues and problems of an

already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF.
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Background

"A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same year, the Census reported the population in this area, known as
Willowbrook (an wnincorp@rated community in Los Angeles County), to be over 3,:{500

people. The total land area is 3.7 square miles much of wrz ich has sadly given way o crime
and drugs. While the number of apartments m&*‘m@ for this site may seem i umeqae itia

=
f P
@

i
in the scheme of things (55 units), these apartments, in their own words, are “designed to
meet the needs of jarge families.” The implication « f overcrowding in this concentrated

s

area will be felt and will negatively impact nearby neigh b rhoods, particularly the Senior
Citizens’ Complex which it is adjacent to. In a community that is already labeled ‘blighted”
as a result of being under served economically and educ ato ally, these new residents along
with the community will be at an even greater risk socially because they (the new residents)

will consists of persons “with special needs and mental ilinesses”™ accordi ing to ACOF
who will become a part of a neighborhood that is already experiencing a a shortage in police
presence and fire protection. Those who support this petition do not believe this
neighborhood is best suited to positively impact this population, especially in light of
conditions that already plague this community - that is to say, drugs, alcoholi jsm, juvenile
delinguency, crime, etc. We, too, advocate efaﬁfcm ng homelessness, but not at ’Ewe risk of
a:auc ing these residents harm and not at the risk of adding to the issues and problems of an

ready disenfranchised community.

m

PETITION: We, the undersigned, agree with and support the action to stop the proposed
c%rU&ttan project by ACOF
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ends {ACOF}
Avalon ﬁ@:ﬁ rtments
13218 ~ 13224 Avalon Boulevard, Los Angeles, CA 2006

Background
"A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same vear, the Census feﬁam':j the population in this area, known as
Willowbrook {(an ”’zmmrp@raﬁﬁd community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. %fwﬁe ?: & %mi)er of apartments planned for this site may seem inconsequential

\fF

3

in the sche things (55 units), these apartments, in their cwn words, are “designed to
mest the nes g:f f large families.” The implication of overcrowding in this concentrated
area will be felt and will negatively impact nearby neighborhoods, ag’u ularly the Senio

Citizens’ Complex which it is adjacent to. In a community that is afready labeled ™ thte 1
as a result of being under served economically and educationally, these new residents along
with the community will be at an even greater risk socially because they (the new residents)
will consists of persons “with special needs and mental illnesses” according to ACOF
who will become a part of a neighborhood that is already experiencing a shortage in police
presence and fire protection. Those who support this petition do not believe this
neighborhood is best suited to positively impact this population, especially in fight of
conditions that already plague this commun s*“;/ —~ ¢ faé is to sav, cirags, alcoholism, juvenile
delinquency, crime, etc. We, too, advocate eradicating hom ei@ssness but not at the risk of
causing these reﬁ'éeﬂts harm and not at the ris ’K faﬁ ling to the issues and problems of an
already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF.

ADDRESS
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PETIVION rec
& Community of Friends {ACOF}
Avaton Apartments
13218 ~ 13224 Avalon Boulevard, Los Angeles, CA D006

Background

“A Community of Friends” (ACOF) purchased the property designated for Avaion Apartments
in June 2010. That same year, the Census reported the population in this area, known as
Willowbrook (an unincorporated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units), these apartments, in their own words, are“designed fo
meat the nesds of laree famifies. "The implication of overcrowding in this concentrated
area will be felt and will negatively impactnearby neighborhoods, particutarty the Senior
Citizens’ Complex which it is adjacent to. In a community that is already labeled “blighted”
as a result of being under served economically and educationally, these new residents along
with the community will be at an even greater risk socially because they (the new residents)
will consists of persons “wish special needs and mental ilinesses” according to ACOF
who will become a part of a neighborhood that is already experiencing a shortage in police
presence and fire protection. Those who support this petition do not believe this
neighborhood is best suited to positively impact this population, especiatly in light of
conditions that already plague this community - that is to say, drugs, alcoholism, Jjuvenile
delinquency, crime, etc. We, too, advocate eradicating homelessness, but not at the risk of
causing these residents harm and not at the risk of adding to the issues and problems of an
already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF,

Resident
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PETITION re:
A Community of Friends {ACOF}
Avalon Apsriments

13218 - 13224 Avaion Boulevard, Los Angeles, CA 90661

{continued}
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Community of Friends (ACOF)
Avelon Apariments

13218 - 13224 Avaion Bouwlevard, Los Anpeles, CA 90061 Page #
{continued)
Print your Resident
RS Address ONLY
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Signature Ciry , Zip
Print your~ Resident
MName __[ >/ Address ORLY

City .

Resident
Address oMLY/

Signature - e B City 7
‘ ’ , ‘ .
Print yourl / i Resident /
%a;ﬂﬁ/%Aﬁ“ 7z //’f«f o< Address ONLY /. 704 Al #
= L7 o/ ,
X e /. / oy
Signature a‘/% LLLL el ity ,4 7/’ Zip ba-s 7
Resident
i Acdress ONLY
Ciey
Printyour ;. ~ 3 Resident \Jﬁ}_ Pl
, o ; A T e B v A WL SNLI,
Name ‘-jﬁk(%‘ (i, ‘Sj‘kﬁiuu Agdressonry _ 128 £ VAL -3
£o ! U At
Nd s oy ¢ .} e £ N e {
signature ' VOLIAL g’b i City bg@n\%é} <y zip A
Privt your Residant
Name Addrass ONLY
Signature City Zip
Print your Resident
Mame Address ORLY
Slgnature City Zigy
Print your Resident
Pame Address GNLY
Signature Ciry Zip




PETITION re:
A Community of Friends (ACOF)
Avalon Apartments
13218 — 13224 Avalon Boulevard, Los Angeles, CA 90061

Background

A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same year, the Census reported the population in this area, known as
Willowbrook (an unincorporated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconseguential
in the scheme of things (55 units), these apartments, in their own words, are “designed to
meet the needs of [arge families.” The implication of overcrowding in this concentrated
area will be felt and will negatively impact nearby neighborhoods, particularly the Senior
Citizens' Complex which it is adjacent to. In a community that is already labeled “blighted”
as a result of being under served economically and educationally, these new residents along
with the community will be at an even greater risk socially because they {the new residents)
will consists of persons “with special needs and mental ilinesses”™ according to ACOF
who will become a part of a neighborhood that is already experiencing a shortage in police
presence and fire protection. Those who support this petition do not believe this
neighborhood is best suited to positively impact this population, especially in light of
conditions that already plague this community - that is to say, drugs, alcoholism, juvenile
delinguency, crime, etc. We, too, advocate eradicating homelessness, but not at the risk of
causing these residents harm and not at the risk of adding to the issues and problems of an
already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF.
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PETITION re:
A Communilty of Friends (ACOF)
Avalon Apartments
- 13224 Avzlon Boulevard, Los Angeles, CA 80061

[m
N

Background

"A Community of Friends” (ACOF) purchased the property designated for Avalon Apartments
in June 2010. That same year, the Census reported the population in this area, known as
Willowbrook (an un‘ncorporated community in Los Angeles County), to be over 35,500
people. The total land area is 3.7 square miles much of which has sadly given way to crime
and drugs. While the number of apartments planned for this site may seem inconsequential
in the scheme of things (55 units), these apartments, in their own words, are “designed fo
meet the needs of large families.” The implication of overcrowding in this concentrated
area will be felt and will negatively impact nearby neighborhoods, particularly the Senior
Citizens” Complex which it is adjacent to. In a community that is already labeled “blighted”
as a result of being under served economically and educationally, these new residents along
with the community will be at an even greater risk socially because they (the new residents)
will consists of persons “with special needs and mental ilinesses” according to ACOF
who will become a part of a neighborhood that is already experiencing a shortage in police
presence and fire protection. Those who support this petition do not believe this
neighborhood is best suited to positively impact this population, especially in light of
conditions that already plague this community - that is to say, drugs, alcoholism, juvenile
delinquency, crime, etc. We, too, advocate eradicating homelessness, but not at the risk of
causing these residents harm and not at the risk of adding to the issues and problems of an
already disenfranchised community.

PETITION: We, the undersigned, agree with and support the action to stop the proposed
construction project by ACOF,

NAME ADDRESS
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PETITION re:

A Community of Friends (ACOF)

Avalon Apartments

13218 - 13224 Avalon Boulevard, Los Angeles, CA 90061
{continued)

S

MNAME ADDRESS




PETITION re: Case No. ZA 2012-189-2V / ENV No. 2012-190-EAF
Zone Variance requested by Tinh Tran on behalf of Farmers Tran
12920 S. Figueroa Street, Los Angeles, CA 80061

{continued)

ADDRESS




PETITION re:
Master Land Use Permit Application
Los Angeles City Planning Department
Case No. ZA 2012-189-2V
ENV No. 2012-196-EAF
Zone Variance requested by Tinh Tran on behalf of Farmers Tran
12920 &. Figuerca Street, Los Angeles, CA 80061

Background

Applicant Tinh Tran has requested a zone variance for his company, Farmers Tran, located
at 12920 S. Figueroa to add live stock slaughtering to an existing retail poultry slaughtering
and seafood business,

Hence, residents in and around this neighborhood opposed this zone variance for the sake
of allowing the slaughter of live stock in a mixed residential area. Reasons include:

e« Safety and health issues:
o The transmittal of airborne viruses and bacteria
o The smell and lingering stench (which is prevalent in other areas where this
has been allowed)
o The possibility and likelihood of animals being unintentionally released
(escaping) into the population, and consequences thereof.

e Negative impact on property values (driving them down further)
¢ Animal rights activism

PETITION: We, the undersigned, agree with and support the action to dismiss said request
for a zone variance in this mixed business/residential area for the purpose of allowing live
stock to be slaughtered.
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PETITION re:
Master Land Use Permit Application
Los Angeles City Planning Department
Case No. ZA 2012-189-2V
ENV No. 2012-190-EAF
Zone Variance requested by Tinh Tran on behalf of Farmers Tran
12920 S. Figueroa Street, Los Angeles, CA 90061

Background

Applicant Tinh Tran has requested a zone variance for his company, Farmers Tran, located
at 12920 S. Figueroa to add live stock slaughtering to an existing retail poultry slaughtering
and seafood business.

Hence, residents in and around this neighborhood opposed this zone variance for the sake
of allowing the slaughter of live stock in a mixed residential area. Reasons include:

® Safety and health issues:

o The transmittal of airborne viruses and bacteria
The smell and lingering stench {which is prevalent in other areas where this
has been allowed)
The possibility and likelihood of animals being unintentionally released
(escaping) into the population, and consequences thereof.

O

s Negative impact on property values (driving them down further)
=  Animal rights activism

PETITION: We, the undersigned, agree with and support the action to dismiss said request
for a zone variance in this mixed business/residential area for the purpose of allowing live
stock to be slaughtered.

MNAME ADDRESS
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Department of Regional |

N Planning for the Challenges Ahead
Cansomnt

Director

June 6, 2012

TO: Curt Pedersen, Chair
David W. Louie, Vice Chair
Esther L. Valadez, Commissioner
Harold V. Helsley, Commissioner
Pat Modugno, Commissioner

FROM: Tyler Montgomery 77§
Zoning Permits West Section

SUBJECT: PROJECT NO. R2010-01825%-(2)
CONDITIONAL USE PERMIT NOG. 201000150
HOUSING PERMIT NO. 201000003
ENVIRONMENTAL ASSESSMERNT NO. 201000113
June 8, 2012 Public Hearing
Agenda liem No. &

The attached letter was recelved today, June 6, 2012, by Regional Planning staff. lts authors,
Maurice and Stephanie Cox, are area residents who object to the project on the grounds that
there are insufficient jobs and government services in the vicinity to accommodate its special-
needs residents.

As stated in the staff report, the facility’s operators, A Community of Friends, make an effort to

recruit residents from the surrounding area and provide thewr own on-site support services.
Therefore, staff's recommendation for approval remains unchanged.

Enclosed:
Latter from Maurice and Stephante Cox, dated 06/06/2012

MEKITM

320 West Temple Street = Los Angeles, CA 90012 » 2153-974-64 11 = P 213-626-0434 = TDHD: 213-617-229




Montgomery, Tyler

From: scoxsillimon@aol.com

Sent: Wednesday, June 06, 2012 4:22 AM

To: Montgomery, Tyler

Subject: Project Number R2010-0169 Public Hearing

Dear Dept. of Regional Planning Representative:

As homeowners that would be negatively impacted by the approval of Project #R2010-0169, a 55-
unit apartment complex proposed by applicant, A Community of Friends, we are submitting this
notice of our opposition and request the Dept. of Regional Planning deny approval for this
project. The proposed location, 13218 & 13224 Avalon Blvd., West Rancho Dominguez-Victoria
is not a suitable location for this facility.

As residents located at 13317 McKinley Ave., Los Angeles, CA. the daily challenge to build
and maintain a desirable standard of living for ourselves, our families and our neighborhood
community is overwhelming. This community is constantly fighting to reverse the negative
influences that result from negligible or nonexistent governmental services, such as police
and fire protection, medical and education services, and infrastructure maintenance just to
name a few. Private sector services such as banks, shopping facilities, restaurants, etc.,
are also severely lacking. The applicant proposes to allocate almost 40% of the units for
large tamilies (20 3-bedroom units). Further, the applicant proposes to allocate 31 units to
very-low income residents consisting of homeless families and families with a head of
household with mental illness. This community is struggling to meet the needs of current
residents. It is absolutely unable to spread resources to accommodate the additional proposed
residents. Where exactly are those residents are going to work? Our community is a mere
snapshot of the rest of the country, unemployment is rampant. Where are the proposed
residents with special needs going to receive assistance? Government services are severely
lacking or again, nonexistent. This project places the proposed, as well as the current
residents in severe jeopardy. As residents of this area, we are the ones that are left to
fight the negative effects of poorly perceived projects such as this. Therefore, we implore
the Dept. of Regional Planning to deny approval for this project.

Thank you,

Maurice and Stephanie Cox
13317 McKinley Ave.

Los Angeles, CA. 90059

Sent from my iPad



LOS ANGELES COUNTY SHERIFEF’S DEPARTMENT
CENTURY CLERGY COUNCIL

Blessed are the Peacemakers: For they shall be ealled the Childven of God.
Letoy I, Baca, Sheriff Matthew 5:¢ .

May 30, 2012

A Community Of Friends
9130 South Figueroa Street
Los Angeles, CA 90003

ATTN. Ms. Dora Leong Gallo
Chief Executive Officer

Dear Ms. Gallo:

The Century Clergy Council, a 501 (C) (3), Non-Profit Organization serves as a laison
between the Century Sheriff Department and local communities, in parmership with the
Los Angeles County Sheriff Department, as a whole.

The Century Clergy Council is pleased to offer support to your organization, A
Community of Friends (ACOF), and the Avalon Apartments Project to help end
homelessness. We feel there is a tremendous need for this type of low income and
affordable housing that will ultimately improve and bexefit our community.

In addition, Rev. Jobn F. Portis, Senior Pastor or one of our Pastors of the Clergy Council
will attend the Planning Commission hearing on June 6, 2012.

Please do not hesitate to contact me directly if you have any other questions or concerns.

We are more than happy to support any efforts that will improve our community. You
may reach me at (323) 249-1585 or (310) 493-8631

Sincerely,

: Century Station / Firestone Center
7901 South Compton Ave. *  Los Angeles, CA 000! * (323) 249-1585



May 21, 2012

Another Chance Qutreach Ministry, Inc.
407 N. Paulsen Avenue
Compton, CA 90220

A Community of Friends
3701 Wilshire Boulevard, Suite 700
Los Angeles, CA 50010

RE: Avalon Apartments
13218 - 13224 S. Avalon Bivd,, Los Angeies, CA 90061

To Whom It May Concern:

I represent Another Chance Outreach Ministry located in Compton, California. We provide shelter,
temporary housing, transitional placement, food, clothing, job training, drug rehabilitation, behavioral
counseling, and many more services. | am writing to express my support for the 55-unit permanent
supportive housing development proposed by A Community of Friends (ACOF).

There are several abandoned homes that are currently located on this site which present a safety
concern. We are excited about improvements to our community that will bring jobs and new
development to the community. After the apartments are developed, our community can witness how
this once vacant lot proved to be a great opportunity to develop housing for homeless individuals and
families.

| recognize and welcome ACOF’s efforts to provide affordable housing with supportive services which
will enable formerly homeless individuals and families to stabilize their lives and become productive
members of our community. Avalon Apartments will provide housing for some of the neediest people in
our community. This is exactly the type of project that we need to create a better Los Angeles where all
people within our community are treated with dignity and respect and have a safe, comfortable place o
call home.

%

Reverend Dr. Rickey Hammand/CAS-11 Ph.D




Denita Duncan

13232 S. Avalon Bivd, #229
‘Los Angeles, CA 90061
Phone (323) 642-4965

A Community of Friends
3701 Wilshire Boulevard, Suite 700
Los Angeles, CA 90010

RE: 13218 - 13224 S. Avalon Blvd., Los Angeles, CA 90061
Site of Proposed 55-Unit Affordable Housing Development

To Whom It May Concern:

| am a resident of the senior apartment complex next door to 13218 S. Avalon Boulevard. This
letter expresses my support for the 55-unit supportive housing development proposed by A
Community of Friends (ACOF).

There are several abandoned homes that are currently located on this site which are an eyesore
for the neighborhood and presents a serious safety concern. | am excited about improvements
to our community that will bring jobs and new development to the neighborhood.

| recognize and welcome ACOF’s efforts to provide affordable housing with supportive services
which will enable formerly homeless individuals and families to stabilize their lives and become
productive members of our community. Avalon Apartments will provide housing for some of
the neediest people in our community. This is exactly the type of project that we need to
create a better Los Angeles where all people within our community are treated with dignity and
respect and have a safe, comfortable place to call home.

Sincerely,

th /@w cepn

Denita Duncan



lune 4, 2012

Dora Leong Galio

A Community of Friends

3701 Wilshire Boulevard, Suite 700
Los Angeles, CA 96010

RE: Avalon Apartments
13218 - 13224 5. Avalon Bivd,, Los Angeles, CA 90061

Bear Ms. Gallo:

""" As President of the Los Angeles Regional Homeless Restoration Advisory Coalition and Service Planning Area 6
Representative on L A Homeless Service Authority Continuum of Care Council, | am writing to express my full support
for the 55-unit permanent supportive housing development proposed by A Community of Friends {ACOF}.

I recognize and welcome ACOF's efforts to provide affordable housing with supportive services which will enable
formerly homeless individuals and families to stabilize their lives and become productive members of our community.
Avalon Apartments will provide housing for some of the neediest people in our community. This is exactly the type of
project that we need to create a better Los Angeles where all people within our community are treated with dignity
and respect and have a safe, comfortable place to cail home.

it is my understanding there are several abandoned homes that are currently located on this site which present a
safety concern to the community. In addition to removing blight, your proposed project will bring jobs and new
development to the community.

Fwish you success in your efforts to create housing opportunities for people in need in the Willowbrook community
Sincerely,

af / A ;
Hadsad A

E)r.%l\ﬂicheal K. Willlams, President
LARHRAC
. 509.486.2088




KEDREN
ACUTE PSYCHIATRIC HOSPITAL
AND
COMMUNITY MENTAL HEALTH CENTER

JAMES L. JONES, M.D.
Founder (1926-1971)

BOARD OF DIRECTORS

KATHY GIBRONS, M3
Chairperson

DOROTHY TUCKER, Ph.D.
Vice-Chairparson

LUPE ROSS
Socratary

MARCIA MILLS, Ph.D.
Assistant-Secrotary

ROBERT E. LAWSON, CPA
Teoasurar

VERA PATTERSON, MS
Asslstant-Trongurer

CARLITA HESTER, RN

REV. JAMES MCKNIGHT
HON. MERVYN DYMALLY
RENEE WCQODRUFF, LCSW

BRIAN KAMEL, Eaq.
Corporpte Counsel

FRANK L. WILLIAMS, M.D,
Exacutive Vice Prosident/
Madical Diractor

JOHN H. GRIFFITH, Ph.D,
Prosident/CEQ

4211 SOUTH AVALON BOULEVARD, LOS ANGELES, CALIFORNIA 80011
24 HOUR SERVICE: (323) 233.0425 O FAX: (323) 233-5015
Wabsite: Kedreninc.com

A Community of Friends
3701 Wilshire Boulevard, Suite 700
Los Angeles, CA 90010

RE: 13218 - 13224 S. Avalon Bivd., Los Angeles, CA 90061
Site of Proposed 55-Unit Affordable Housing Development

To Whom It May Concern:

Kedren Community Health Center, Inc. ("Kedren”) is a private, nonprofit,
public benefit, 501c(3) corporation with almost 50 years experience providing
programs and services that address the diverse mental health, educational,
prevention, wellness and resource needs of the community. We are the
leader in delivering quality mental health, Head Start/State Preschool, and
family-focused services in the community. Our staff of over 700 embrace a “do
what ever it takes” approach to achieving positive outcomes and building
stronger, healthier communities.

This ietter expresses our support for the 55-unit Avalon Apartments
development as proposed by A Community of Friends (ACOF). | welcome
ACOF’s efforts to provide affordable, permanent housing with supportive
services to enable formerly homeless individuals and families to stabilize their
lives and become productive members of our community. Avalon Apartments
will provide housing for the neediest people in our community, and Kedren
has dedicated to providing the on-site supportive services to the tenants at
Avalon Apartments. This is exactly the type of project that we need to create a
better Los Angeles where all people within our community are treated with
dignity and respect and have a safe, comfortable piace to cali home.

| am, Yours Sincerely,
John H. Griffith, Ph.D.
President / CEO

Supposted by the Nabonai Inglinte of Mental Haalth, Califormin State and Lo Angetes County Depanments of Health: Cakifomia State and Las Angeles County Dap ity of Mania)
Hoalh (Sher-Deyle, Short-Doyle Med)-Cal), and private contehutions.,



COUNTY OF LOS ANGELES BOARD OF SUPERVISORS
: GLORIA MOLINA
MARVIN J. SOUTHARD, D.8.W. MARK RIDEEY-THOMAS
Director ZEV YARQSLAVSKY
ROBIN KAY, Ph.D. DON KNABE -
Chif Dep. uty f)ira clor MICHAEL D. ANTONOVICH
RODERICK SHANER, M.D. DEPARTMENT OF MENTAL HEALTH
Madical Diractor
hitp:Admb.tacounty.gov

550 SOUTH VERMONT AVENUE, LOS ANGELES, CALIFORNIA 90020 Reply To: (213} 281-6558

Fax (213} B37-2338

May 21, 2012

Dora Leong Gallo, Chief Executive Officer
A Community of Friends

3701 Wilshire Boulevard, Suite 700

Los Angeles, California 20010

Dear Ms. Gallo:
Letter of Support for Avalon Apartments

The Department of Mental Health would like to express its strong support for the Avalon
Apartments project being proposed by A Community of Friends.

Supportive housing, such as the development being proposed on Avalon Boulevard, is
critically needed throughout Los Angeles County, especially in the South Los Angeles area.
By prov:dmg affordable, safe housing with intensivé case management ard supportive
services, people who have been homeless and are living with mental fliness can become
stably housed, work on freating their ailments, reconnect with friends and family, and
reintegrate into society in a productive mannet. Permanent supportive housing has been
proven {o be the most effective way to help people who are homeless find their way to more
stable lives.

Affordable housing also serves to revitalize and clean up neighborhoods. In the case of
Avalon Apartments, it will transform a site that contains several abandoned, boarded-up
homes into 55 high-quality apartment homes for low-income families and the most
vulnerable pecople in the neighborhoed. The apartments will also be environmentally
sustainable and provide opportunities for tenants to learn about green living, via the
sustainable features in their home as well as the planned community garden, compost
center and planned cooking classes.

The Department of Mental Health has partnered with A Community of Friends on several
supportive housing communities. ACOF is a responsible, knowledgeable and responsive
organization which takes its operation of its properties very seriously, and will be an
excellent partner in this community.

Avalon Apartments Is exactly the type of project that we need to create a better Los Angeles
where all people within our community are treated with dignity and respect and have a safe,
comfortable place to call home, '

Division Chief

“To Envick Lives Through Effective And Caring Service”



BOARD OF SUPERVISORS
COUNTY OF LOS ANGELES

866 KERNETH HAHN HALL OF ADMINISTRATION [ LOS ANGELES, CALIFORNIA G012/ {213} §74.2222

MARK REDLEY- THOMAS
SUPERVISOR, SECOND DISTRICT

March 8, 2010

Mr. Neil McGuffin

Associate Director, Los Angeles
Corporation for Supportive Housing
800 5. Figueroa St., Suite 780

Los Angeles, CA 80017

RE: 13218-13224 §. Avalon Blvd, Willowbreok, Los Angeles, CA 90061

Dear Mr. McGuffin,

This letter expresses my support for a 55-unit permanent supportive housing
development proposed by A Community of Friends (ACOF) at the address

above,

| recognize and welcome ACOF's efforts to provide affordable housing with
supportive services for some of the most vulnerable members of our community.

The proposed development is located within Service Planning Area (SPA) 6 and
will address a serious local housing need. According to the 2009 Greater Los
Angeles Homeless Count, there are an estimated 8,514 homeless persons within
SPA 6 ~ South Los Angeles. This represents the second highest concentration
of homelessness among the eight SPAs in Los Angeles County,

I am aware that this project was previously proposed by Beyond Shelter. ACOF
has a long history of working in the Second Supervisorial District and has a track
record for developing quality housing for people with special needs. Their
proposed project will enable formerly homeless individuals and families to
stabilize their lives and become productive members of our community.

With hope,

it bilien, 10 -

Mark Ridley-Thon@s
Supervisor, Second District



Hearing Date
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Regional Planning COommISSION |~ 4genda item No.

Transmittal Checklist 8

Project Number: R2010-01629-(2)
Conditional Use Permit No. 201000150

Case(s): Housing Permit No. 201000003
Environmental Assessment No. 201000113
Planner: Tyler Montgomery

Factual

Property Location Map

Staff Report

Draft Resolution / Draft Ordinance / 8.5x11 Map (ZC or PA)
Draft Findings

Draft Conditions

Burden of Proof Statement(s)

Environmental Documentation (ND)

Correspondence (Fire, DPW, DPH, Parks)

Site Photographs

Aerial Image, Land Use, and Zoning Map

Tentative Tract / Parcel Map

Site Plan / Floor Plans / Elevations / Landscaping / Photo Simulation
Project Pro Forma

Photographs of additional facilities managed by applicant
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Applicant's summary of community outreach

Reviewed By: O/& LS




" Los Angeles County Depar‘(m_erTof Regional Planning

Al o PUBLIC HEARING DATE | AGENDA ITEM
Los Angeles, California 90012 6/6/2012 8
Telephone (213) 974-6462 - — —|
PROJECT NUMBER R2010-01629 RPC CONSENT DATE | CONTINUE TO
. RCUP 201000150 RHSG 201000003
.. RENV 201000113 - __ |l
APPLICANT OWNER REPRESENTATIVE
A Community of Friends | A Community of Friends | TimRiley -

PROJECT DESCRIPTION
The applicant, A Community of Friends, seeks a conditional use permit (“CUP”) to authorize the construction, operation,
and maintenance of a 55-unit apartment complex in the C-2 (Neighborhood Business) zone. The applicant also seeks a
discretionary housing permit to allow for a density bonus and a reduction in the required number of parking spaces. The
applicant requests an increase in the number of residential units that would be allowed pursuant to the Countywide
General Plan ("General Plan") land use designation and the C-2 zone, from 10 units to 55 units, and a reduction in the
number of required parking spaces from 103 spaces to 62 spaces. The project would be 100 percent affordable, and
would contain 13 one-bedroom units, 22 two-bedroom units, and 20 three-bedroom units. One unit would be occupied by
an on-site manager, and 37 units would be reserved for very-low-income residents, consisting of homeless families and
families living with a head of household with a mental illness. The remaining 23 units would be reserved for low-income
families. Ancillary amenities and support facilities, such as a community room, management office, recreation areas, and
a first-aid station would also be provided.
REQUIRED ENTITLEMENTS
To construct a 55-unit apartment complex for low-income and very-low-income families in the C-2 (Neighborhood
Business) zone. Also, a discretionary housing permit to allow for a density bonus and a reduction in the required
number of parking spaces.
LOCATION/ADDRESS
13218 & 13224 Avalon Bivd., West Rancho Dominguez-Victoria
SITE DESCRIPTION
The site plan depicts one three-story, 55-unit apartment building 35 feet in height on the 1.7-acre property. The building
would contain 13 one-bedroom units, 22 two-bedroom units, and 20 three-bedroom units surrounding a central atrium and
paved plaza. A community room, management offices, toilets, a first aid station, and a storage area would be located
within the eastern portion of the building. The apartment building would have a building footprint of 27,195 square feet
and a total floor area of 55,001 square feet. A 62-space paved parking lot of 23,494 square feet would be located to the
south of the building, which would be accessed via a 15-foot-wide driveway from Avalon Boulevard to the east. A
separate trash enclosure, located on the northwestern corner of the property, would also be accessed directly from Avalon
Boulevard. A children's playground, sitting patio, and active recreation area would be located immediately behind the
apartment building, on the northeastern portion of the property. The facility would have a minimum front-yard setback of
30 feet, a minimum rear-yard setback of 97 feet, eight inches, and minimum southern side-yard setback of 51 feet, and a
minimum northern side-yard setback of five feet. The project site would be developed with 9,493 square feet of
landscaping (12.7 percent of the project area). ; R
ACCESS ZONED DISTRICT
~ Avalon Boulevard, to the west | Willowbrook - Enterprise
ASSESSORS PARCEL NUMBER COMMUNITY
6134-001-011; 6134-001-012 West Rancho Dominguez-Victoria

'SIZE COMMUNITY STANDARDS DISTRICT -
1.72 Acres . | WestRancho Dominguez - Victoria ____________ .
I | ~ EXISTINGLANDUSE = | ~ EXISTINGZONING =~ -
ProjectSite |  Vacant single-family residences | C-2 (Neighborhood Business)
North | ~ Chureh, light industry, warehouses | ~c2 .
East |  Transmission lines, single-family residences | R-1(Single Family Residence)
South | Senior apartment comples, single-family residences | C2,R1 e
Wes; n Single—fz;mily ——— ' C-2-CRS (NeighboI;hoc_)d_ Bgsiness——Comnaercial_—
- esidential) N

LAND USE DESIGNATION
1--Low Density Residential (1-6
dwelling units/acre)

MAXIMUM DENSITY
10

GENERAL PLAN/COMMUNITY PLAN
Countywide Land Use Plan

ENVIRONMENTAL DETERMINATION
Negative Declaration

S RPC LAST MEETING ACTION SUMMARY o
LAST RPC MEETING DATE ] RPC ACTION LNEEDED FOR NEXT MEETING
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STAFF ANALYSIS
PROJECT NO. R2010-01629-(2)
CONDITIONAL USE PERMIT NO. 201000150
HOUSING PERMIT NO. 201000003
ENVIRONMENTAL ASSESSMENT NO. 201000113

PROJECT DESCRIPTION

The applicant, A Community of Friends, seeks a conditional use permit (“CUP") to
authorize the construction, operation, and maintenance of a 55-unit apartment complex
in the C-2 (Neighborhood Business) zone. The applicant also seeks a discretionary
housing permit to allow for a density bonus and a reduction in the required number of
parking spaces. The applicant requests an increase in the number of residential units
that would be allowed pursuant to the Countywide General Plan ("General Plan") land
use designation and the C-2 zone, from 10 units to 55 units, and a reduction in the
number of required parking spaces from 103 spaces to 62 spaces. The project would
be 100 percent affordable, and would contain 13 one-bedroom units, 22 two-bedroom
units, and 20 three-bedroom units. One unit would be occupied by an on-site manager,
and 37 units would be reserved for very-low-income residents, consisting of homeless
families and families living with a head of household with a mental iliness. The
remaining 17 units would be reserved for low-income families. Ancillary amenities and
support facilities, such as a community room, management office, recreation areas, and
a part-time health clinic would also be provided.

REQUIRED ENTITLEMENTS

Pursuant to Part 1 of Chapter 22.56 of the Los Angeles County Code (“Code”), the
applicant is requesting a CUP to authorize the construction of a 55-unit apartment
complex in the C-2 zone. Pursuant to Section 22.28.160 of the Code, an apartment
house within the C-2 zone requires a CUP.

Pursuant to Part 18 of Chapter 22.56 of the Code, the applicant is also requesting a
discretionary housing permit to allow for a density bonus of 550 percent, to increase
density from 10 to 55 units, and a reduction in the number of required parking spaces
from 103 to 62 for a 100 percent affordable housing development. Per the requirements
of Part 17 of Chapter 22.52 of the Code, development incentives that conform to those
listed in Section 22.52.1840 (known as “on-menu incentives”) or any other development
incentives not listed (“off-menu incentives”) require an administrative housing permit.
The provision of 62 parking spaces results in a greater parking reduction than is allowed
by “on-menu incentive.” The "on-menu" parking incentives allow for a reduction in
parking from 1.5 covered spaces per 0-1 bedroom apartments to 0.75 spaces per uni,
and two spaces (1.5 covered, 0.5 uncovered) for apartments with two or more
bedrooms to 1.5 spaces per unit. The "on menu" reduction would have allowed for a
reduction from the 103 parking spaces that would have been required pursuant to
standard Zoning Code provisions to 73 parking spaces for this particular complex.
However, the applicant is requesting a greater reduction in parking to allow for a total of
62 parking spaces to be provided—one for each unit, plus seven for visitors and on-site
service providers. Such additional reduction is allowed as an “off-menu” incentive.



PROJECT NO. R2010-01629-(2) STAFF ANALYSIS
CONDITIONAL USE PERMIT NO. 201000150 PAGE 2 OF 14
HOUSING PERMIT NO. 201000003

Such a request is allowed through an administrative housing permit. However, a
discretionary housing permit is required because the applicant is concurrently
requesting a density bonus of more than 550 percent. The density bonus request
exceeds the maximum density bonus of 50 percent that would be allowed through an
administrative housing permit. Greater density bonus is allowed through a
discretionary housing permit by County Code Section 22.52.1880. The Commission
may consider the requested parking reduction concurrently with the discretionary
housing permit at a public hearing.

DESCRIPTION OF SUBJECT PROPERTY

Location

The project site is composed of two parcels located at 13218 and 13224 South Avalon
Boulevard in the Willowbrook-Enterprise Zoned District and within the West Rancho
Dominguez-Victoria Community Standards District (“CSD”). Because the project would
be built across two lots, it is treated as a single development site.

Physical Features

The subject property is 1.72 acres and is divided into two parcels, which are developed
with four abandoned single-family residences and are relatively level. A small hill,
approximately six feet high, is located on its northeastern portion. The site is accessed
from Avalon Boulevard, a major thoroughfare, to the west. The site is surrounded by
developed land in all directions. A 100-foot wide Los Angeles Department of Water and
Power easement, containing transmission lines and a plant nursery, is located
immediately to the east. All existing structures on the site are proposed to be removed.

EXISTING ZONING
Subject Property
The project site is zoned C-2 (Neighborhood Business).

Surrounding Properties

Surrounding properties within 500 feet of the subject property are zoned as follows:
North: C-2

South: C-2, R-1 (Single Family Residence)

East: R-1

West: C-2-CRS (Neighborhood Business—Commercial-Residential), R-1

EXISTING LAND USES

Subject Property

The project site is developed with four abandoned single-family residences and
accessory structures.

Surrounding Properties

Surrounding land uses within 500 feet consist of the following:
North: Church, warehouses, light industry

South: 42-unit senior apartment complex, single-family residences
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East: Power transmission lines, plant nursery, single-family residences
West: Single-family residences

AREA ZONING & PERMIT HISTORY

Zone Change Case No. 6139

Zoned the subject property and the adjacent property to the south M-1 (Light
Manufacturing)

Approved by Board of Supervisors: February 13, 1953

Zone Change & Conditional Use Permit No. 96148

Changed zone of property immediately to the south from M-1 to R-2 (Two Family
Residence) and authorized construction of a 42-unit senior apartment complex.
Approved by Board of Supervisors: May 27, 1997

Zone Change Case No. 99194
Rezoned the subject property and the adjacent parcel to the south to C-2.
Approved by Board of Supervisors: November 14, 2000

SITE PLAN

The site plan depicts one three-story, 55-unit apartment building 35 feet in height on the
1.7-acre property. The building would contain 13 one-bedroom units, 22 two-bedroom
units, and 20 three-bedroom units surrounding a central atrium and paved plaza. A
community room, management offices, toilets, a first aid station, and a storage area
would be located within the eastern portion of the building. The apartment building
would have a building footprint of 27,195 square feet and a total floor area of 55,001
square feet. A 62-space paved parking lot of 23,494 square feet would be located to
the south of the building, which would be accessed via a 15-foot-wide driveway from
Avalon Boulevard to the east. A separate trash enclosure, located on the northwestern
corner of the property, would also be accessed directly from Avalon Boulevard. A
children’s playground, sitting patio, edible garden, and active recreation area containing
immobile exercise equipment would be located immediately behind the apartment
building, on the northeastern portion of the property. The facility would have a minimum
front-yard setback of 30 feet, a minimum rear-yard setback of 97 feet, eight inches, a
minimum southern side-yard setback of 51 feet, and a minimum northern side-yard
setback of five feet. The project site would be developed with 9,493 square feet of
landscaping (12.7 percent of the project area).

ENVIRONMENTAL DOCUMENTATION

The Department of Regional Planning recommends that a Negative Declaration is the
appropriate environmental documentation under California Environmental Quality Act
(CEQA) reporting requirements. The attached Initial Study has determined that the
project, as proposed, would not have a significant effect upon the environment.
Therefore, Regional Planning staff recommends that the Regional Planning
Commission adopt the proposed Negative Declaration.
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PUBLIC AGENCY COMMENTS

Los Angeles County Fire Department

The Los Angeles County Fire Department was consulted regarding the project. The
department's Land Development Division issued a letter on March 14, 2012, clearing
the project for a public hearing (enclosed). It recommended approval of the project,
subject to conditions regarding compliance of the proposed entry gate to department
standards and requiring the applicant to install one public and one private fire hydrant
with specified water flows. These have been incorporated as draft conditions of
approval for the requested permits.

Department of Public Works

The Department of Public Works issued a letter on March 22, 2012, clearing the project
for public hearing (enclosed). It recommended conditions of approval requiring
installation and repair of sidewalks, curbs, and gutters, an approved grading plan,
drainage concept, street improvement plan, and drainage covenant, and the provision of
street lights and street trees. These have been incorporated as draft conditions of
approval. Due to the applicant’s prior submittal of adequate hydrology and geology
reports for the project site, no other documents or conditions were requested.

Department of Public Health

The Environmental Health Division of the Department of Public Health ("Public Health")
issued a letter on August 18, 2011 clearing the project for public hearing (enclosed). It
stated that the project would not create any impacts that were environmentally
significant. However, in order to ensure that the applicable requirements for the CUP
were met, Public Health recommended a condition of approval requiring the installation
of STC 28 dual-paned windows for the four dwelling units most affected by traffic noise,
as recommended in an acoustical study by Veneklassen Associates. This has been
incorporated as a draft condition of approval. Due to the project's proposed
connections with public water and sewer facilities, and the applicant's prior submittal of
will-serve letters and a sewer area study, no other documents or conditions were
requested.

Department of Parks and Recreation

Parks and Recreation issued a letter clearing the project for public hearing on
December 22, 2010 (enclosed). It stated that the department did not anticipate any
adverse impacts of the project on nearby public parks.

PUBLIC COMMENTS

Legal Notification/Community Outreach

Pursuant to the provisions of Sections 22 60.174 and 22.60.175 of the County Code,
the community was appropriately notified of the public hearing by mail, newspaper,
library posting, and DRP website posting. Staff has received confirmation indicating
that a public hearing notice was posted at the project site on May 4, 2012. Regional
Planning staff has received no public comments either for or against the project.



PROJECT NO. R2010-01629-(2) STAFF ANALYSIS
CONDITIONAL USE PERMIT NO. 201000150 PAGE 5 OF 14
HOUSING PERMIT NO. 201000003

The applicant held five community outreach meetings between January and April of
2012. Groups addressed include Friends and Neighbors (a local community group),
Greater Pearl of Faith Baptist Church (immediately to the north of the site), the Century
Station Sheriff's Clergy Council, and the Athens Park Concerned Citizens Committee.
A final meeting was held at the A.C. Bilorew Library, which seven residents of the
adjacent senior apartment complex attended. Attendees expressed some concerns
regarding the project, including density, inadequate on-site parking, noise from
construction and future children, and potential dangers from mentally ill residents. The
concerns were addressed by the applicant. Support was also given to the project,
specifically regarding its provision of a needed service and its practice of seeking
residents and employees from the local community. A summary of these meetings,
which was prepared by the applicant, is attached.

BURDEN OF PROOF

Conditional Use Permit

As required by Section 22.56.040 of the Los Angeles County Code, in addition to the
information required in the permit application, the applicant shall substantiate, to the
satisfaction of the Commission, the following facts:

A. That the requested use at the location proposed will not:
1. Adversely affect the health, peace, comfort or welfare of persons residing
or working in the surrounding area; or
2. Be materially detrimental to the use, enjoyment or valuation of property of
other persons located in the vicinity of the site, or
3. Jeopardize, endanger or otherwise constitute a menace to the public

health, safety or general welfare.

B. That the proposed site is adequate in size and shape to accommodate the yards,
walls, fences, parking and loading facilities, landscaping and other development
features prescribed in this Title 22, or as is otherwise required in order to
integrate said use with the uses in the surrounding area.

C. That the proposed site is adequately served:
1. By highways or streets of sufficient width and improved as necessary to
carry the kind and quantity of traffic such use would generate, and
2. By other public or private service facilities as are required.

The applicant’s burden of proof responses are attached to this document. It is staff's
opinion that the applicant has satisfied the burden of proof for a CUP.

Housing Permit

In addition to providing the information required in the application by Section 22.56.2800
and meeting the requirements for qualified projects, an applicant for a discretionary
housing permit shall substantiate to the satisfaction of the commission the following
facts as required by Section 22.56.2850:
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A. That the requested use at the location proposed will not:
1. Adversely affect the health, peace, comfort or welfare of persons residing
or working in the surrounding area; or
2, Be materially detrimental to the use, enjoyment or valuation of property of
other persons located in the vicinity of the site, or
3. Jeopardize, endanger or otherwise constitute a menace to the public

health, safety or general welfare.

B. That the proposed site is adequate in size and shape to accommodate the yards,
walls, fences, parking and loading facilities, landscaping and other development
features prescribed in this Title 22, or as is otherwise required in order to
integrate said use with the uses in the surrounding area.

C. That the proposed site is adequately served:

i° By highways or streets of sufficient width and improved as necessary to
carry the kind and quantity of traffic such use would generate, and
2. By other public or private service facilities as are required.

D. That the proposed project at the location proposed has been designed to be
complimentary to the surrounding area in terms of land use patterns and design.

E. That the proposed project will assist in satisfying housing needs, and is viable in
terms of continuing availability to meet such housing needs.

An applicant that requests waivers or modifications to development standards, in
accordance with Section 22.52.1860, shall also substantiate to the satisfaction of the
commission:

F. That any requests for waivers or modifications to development standards are
necessary to make the housing units economically feasible.

As noted above, the Housing Permit utilizes the same elements of the burden of proof
for a CUP, with the addition of sections D, E, and F, which are specific to the Housing
Permit. The applicant’s burden of proof responses are attached to this document. It is
staff's opinion that the applicant has satisfied the burden of proof for a housing permit.

STAFF EVALUATION

General Plan Consistency

The subject property is designated as “1” (Low Density Residential—one to six dwelling
units per acre), which allows primarily small-lot single-family residences, twin homes,
duplexes and townhouses.

The County of Los Angeles General Plan Land Use Element supports residential infill
projects and more concentrated urban development. As stated in the plan,
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“New residential development within existing urban areas not covered by a more
detailed local plan may be permitted at densities exceeding those depicted on
the Land Use Policy Map.”

The General Plan further states,

“The General Plan Policy strongly supports the provision of critically needed low
and moderate income housing. In support of this policy emphasis, the Plan
proposes the development and application of density bonus and other programs
designed to stimulate production of such housing by both the public and private
sectors.”

Increased density is supported by the General Plan policy provided that the project
meets several criteria as stated in the General Plan. The project meets these additional
criteria; the proposed project will not adversely affect the character of the community;
the project site is of sufficient size to accommodate the building design; the project will
not overburden existing public services; the project will not disrupt or adversely impact
local traffic; and the project will be compatible with surrounding uses.

The maximum residential density normally allowed under the Low Density Residential
land use classification is six dwelling units per acre. Due to the 1.7-acre size of the
property, this would allow for a maximum of ten dwelling units on the project site. The
applicant is requesting a discretionary housing permit to construct 55 dwelling units on
the project site—a density bonus of 550 percent. This is consistent with the provisions
of Chapter 22.56, Part 18 of the County Code and the County’s adopted General Plan
Housing Element, which allows for discretionary housing permits to grant density bonus
of more than 50 percent for affordable housing projects. The project is designated for
currently homeless and very-low-income (earning 35 to 50 percent of the area median
income [*“AMI"]) families whose head of household are living with a mental illness and
other low-income families. The project is consistent with the goals and objectives of the
Los Angeles County General Plan policies and goals on affordable housing and with the
criteria for a discretionary housing permit. The land use compatibility and neighborhood
impact of this density bonus will be discussed further below.

Zoning Ordinance and Development Standards Compliance

The subject property is zoned C-2. Per Section 22.28.160 of the County Code,
apartment houses in the C-2 zone are uses subject to CUPs. Within this zone, a
maximum of 90 percent of the net area of any site may be occupied by buildings, and a
minimum of ten percent of said area must be landscaped. The proposed project would
comply with these standards, as the building footprint of 27,195 square feet is only 36.4
percent of the site’s net area, and 9.493 square feet of landscaping would also be
provided, which is 12.7 percent of its net area. The C-2 zone also mandates that a
building or structure shall not exceed a height of 35 feet above grade. The proposed
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apartment building would also comply with this standard, as it has a maximum height of
35 feet.

Parking regulations for apartment houses are described in Section 22.52.1180 of the
County Code. A 55-unit apartment complex would normally require 1.5 covered parking
spaces for each one-bedroom unit, and 1.5 covered parking spaces plus one-half
uncovered parking space for each unit with two or more bedrooms. The proposed
project, therefore, would normally require a total of 82 covered parking spaces and 21
uncovered parking spaces. However, the applicant proposes to provide only 62
uncovered parking spaces on the site, 41 spaces (or 40 percent) less than what is
normally required. In order to obtain this parking reduction, the applicant must request it
as an “off-menu” incentive, which may also be granted with an administrative housing
permit. Because the increase in density bonus requires a discretionary housing permit,
this parking reduction may be considered concurrently by the Commission.

West Rancho Dominguez-Victoria CSD Compliance

The West Rancho Dominguez-Victoria CSD requires that all walls remain free of graffiti,
and that all graffiti be removed or covered within 72 hours of occurrence. Staff has
added a draft condition of approval requiring the removal of all graffiti within 24 hours of
occurrence. The project, therefore, would comply with the standard. There are no other
provisions of the CSD that would be applicable to the proposed project.

Green Building, LID, and Drought Tolerant Landscaping Compliance

The proposed project will be subject to the Los Angeles County Green Building
Standards Code (County Code, Title 31), which includes Low Impact Development
(“LID”) standards. Compliance with these standards is verified by the Department of
Public Works, Building and Safety Division during the building permit plan check stage.
The project will also be subject to the County’s Drought Tolerant Landscaping (‘DTL")
Standards (Title 22, Part 21 of the County Code). Therefore, prior to final approval of
permits by Regional Planning, the applicant’s landscape plan shall be reviewed by the
staff biologist for compliance with DTL standards. Any required revisions to the plans
shall be made before final approval is given.

Neighborhood Impact/Land Use Compatibility

The construction, operation, and maintenance of the apartment complex is unlikely to
affect the health, comfort, or welfare of surrounding residents, be materially detrimental
to the use, enjoyment, or value of surrounding properties, and would not constitute a
hazard to public health or safety. A condition of approval would require removal of
graffiti within 24 hours of occurrence. The proposed facility has also been reviewed and
cleared by County Fire, Public Health, Parks and Recreation, and Public Works, which
state that the site’s existing infrastructure and public safety response resources aré
adequate to absorb the density proposed for the project site, provided that certain
conditions are met. The applicant, A Community of Friends, also has a proven history
of building and operating similar facilities throughout the region. The two facilities
visited by staff—which are further described below—were clean, attractive, well
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maintained, had secured entry, and provided numerous activities and ancillary services
for their residents (see attached site photos).

The proposed project would provide much needed low-income and supportive housing
for a chronically underserved neighborhood. Residents of the facility would have
access to recreational amenities, counseling, a part-time medical clinic, as well as
classes and tutoring. The project site would also have security cameras and secured
entry, and an on-site manager would be available day and night to address concerns.
The facility would also serve the surrounding community, as the applicant has policies,
as well as certain federal and state obligations, of recruiting construction workers,
tenants, and permanent employees from the local area. The facility would also be of a
quality design that will enhance the aesthetics of the neighborhood and incorporate
environmentally friendly features such as dual-paned windows and permeable
pavement throughout the parking lot. The applicant has also agreed to clad the bottom
three feet of all faces of the building fronting public areas in durable stonework—either
real or imitation—in order to prevent damage or deterioration to exposed stucco from
tenant activities.

The Applicant is requesting an "off-menu” incentive for a reduction in parking by
providing 62 uncovered parking spaces. This is less than the 82 covered and 21
uncovered parking spaces normally required for apartment buildings. However, the
project is located on Avalon Boulevard, which contains several major bus routes of
frequencies less than 15 minutes during peak hours. The proposed project consists of
55 dwelling units, and the applicant proposes to provide one parking space per unit,
along with four parking spaces for management and staff, and three handicapped
parking spaces. 37 units would house very-low-income households and would be
reserved for homeless individuals and families whose head of household is living with a
mental illness. The remaining 17 units are to be occupied by low-income families.
There will also be one manager's unit.

The applicant states that the requested "off-menu” parking incentive is necessary to
keep the housing set-aside affordable. Without the reduced parking, the applicant would
need to eliminate some of the outdoor recreational amenity areas to provide more
surface parking. Providing subterranean parking for the project would render it
financially infeasible. The applicant currently manages 33 other affordable, muitiple-
family housing complexes in Los Angeles and Orange counties that serve similar
populations and provide parking in similar ratios. They state that, based on past
experience, it is likely that the amount of parking proposed for the project—although
less than normal requirements—will exceed the demand at this site. During visits to two
other facilities operated by the applicant, Regional Planning staff observed the usage of
on-site parking spaces for each. Both facilities were similar to the proposed project in
populations served (low-income and very-low-income families, with at least half of
householders with a mental iliness) and ratio of units to parking spaces. The Willow
Apartments, located at 12612 South Wilmington Avenue in Willowbrook, provide 24
dwelling units and 26 on-site parking spaces. It was observed that there were only five
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cars in the parking lot, although the visit was conducted in the early afternoon. Las
Palomas Apartments, located at 2037 Lincoln Park Avenue in northeast Los Angeles,
provide 49 dwelling units and 54 underground parking spaces. Because these parking
spaces were assigned to specific tenants and employees, the applicant was able to
provide evidence that only 43 of the 54 spaces were assigned and utilized. Eleven
spaces were vacant and unassigned. Thus, parking conditions at sites currently
managed by the applicant support their claim that the amount of parking proposed is
sufficient for the site. The proposed project would meet all other development
requirements for the zone and CSD.

Due to the fact that parking spaces tend to be underutilized at facilities with similar unit-
to-parking ratios, Regional Planning staff raised the possibility of the applicant replacing
six parking spaces on the site’s southwestern corner (numbered 54-59 on the site plan)
with open space. Such an arrangement would result in a net gain of approximately
2 280 square feet of usable recreation area and a total of 56 on-site parking spaces.
While the applicant was agreeable to such a redesign, they were unsure of whether or
not it would result in community opposition, as the project was originally presented to
community groups with 62 parking spaces, and many concerns were raised about
whether this amount of parking was sufficient. Therefore, the applicant has not officially
proposed such a change to the site plan. However, should the Commission decide that
this is desirable, staff is ready with an additional condition of approval. This condition
would permit the applicant, after two years of operation, to submit a Revised Exhibit “A”
to convert said parking spaces into open space. The Director of Regional Planning
shall review the application, which would include a parking study, and determine
whether or not the new design would contain adequate parking, at which time he would
either approve or deny the application. This potential condition of approval is set apart
from the others and listed as Number 32.

The proposed project is requesting a residential density and provides parking at a ratio
that is comparable to the 42-unit senior affordable housing on the property immediately
adjacent to the south of the project site. Zoning Case No. 96148 approved the
development of 42 affordable senior housing units on the 1.7-acre property adjacent to
the subject property in 1997. This facility has a similar density (24.7 dwelling units per
acre) to the proposed apartment complex (32 dwelling units per acre) and provides 38
on-site parking spaces—less than one parking space per unit. For the subject property,
the applicant proposes one parking space for each dwelling unit, as well as seven
additional spaces for management staff and for handicapped parking.

The subject property is located on Avalon Boulevard, a busy commercial corridor that is
served by major bus routes (defined as having peak bus frequencies of 15 minutes or
less). It is also less than one-half mile from Willowbrook Park, a large regional
recreation area. The surrounding area includes a combination of residential,
commercial, and industrial uses. Adjacent residential properties across Avalon
Boulevard are zoned C-2-CRS, a zoning designation that encourages combining
residential and commercial uses "in order to provide additional opportunities for housing
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development and to reduce transportation costs, energy consumption and air pollution,"
according to the intent of the CRS zone as noted in Section 22.40.540 of the County
Code. The mix of residential, commercial, and light industrial uses along both sides of
Avalon Boulevard indicates that the health, peace, comfort, or welfare of persons
residing or working in the surrounding area will not be disturbed by the development of
the proposed project with its reduced parking and increased density. Additionally, there
is no evidence that the proposed project will be materially detrimental to the use,
enjoyment or valuation of property of other persons located in the vicinity of the site.
The project will be managed by professional staff to attend to the particular needs of the
tenants and will fit in with the diversity of uses in the general vicinity.

In adopting the 1980 General Plan, the County established a policy direction to, among
other things, "promote a more concentrated urban pattern," and "focus new
development in suitable locations." In support of this policy direction, the Land Use
Element policies include the following:

17. Promote the efficient use of land through a more concentrated pattern of
urban development, including the focusing of new urban growth into areas of
suitable land.

18. Maintain a balance between increased intensity of development and the
capacity of needed facilities such as transportation, water and sewage
systems.

19. Revitalize declining portions of existing urban development, with particular
attentionto deteriorated industrial and low income residential areas.

The General Plan's Housing and Community Development Element includes the
following policies:

45, Increase the availability of low and moderate income housing and encourage
its distribution throughout the urban area.

47. Promote the provision of an adequate supply of housing by location, type and
price

In addition, on August 5, 2008, the Los Angeles County Board of Supervisors adopted
the 2008-2014 Housing Element, which serves as a policy guide to address the housing
issues, especially low and moderate-income housing. In Chapter 1, entitled "Goals and-
Policies," the Housing Element notes that the "County places particular emphasis on
providing housing opportunities to low income households and those with special
needs, such as seniors, persons with disabilities, the homeless, and those in transitional
living situations,” some of which are populations that Avalon Apartments will serve.
Accordingly, the Housing Element sets forth the following policies to guide future
development toward the production of a diverse housing supply:
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Goal 1: A wide range of housing types in sufficient supply to meet the needs of current
and future residents, particularly persons with special needs, including but not limited to,
low-income households, seniors, persons with disabilities, single-parent households, the
homeless and at-risk homeless, and farm workers.

Policy 1.2: Mitigate the impacts of governmental regulations and policies that
constrain the provision and preservation of affordable housing and housing for
persons with special needs.

Policy 1.3: Coordinate with the private sector in the development of affordable
and special needs housing for both rental and homeownership. Where
appropriate, promote such development through incentives.

Policy 1.4: Assist private nonprofit housing developers in identifying and
consolidating suitable sites for developing housing for low income households
and other special needs groups.

Goal 2: Sustainable communities with access to employment opportunities, community
facilities and services, and other amenities.

Policy 2.1: Support the development of affordable housing near employment
opportunities and/or within a reasonable distance of public transportation.

Goal 4' A housing delivery system that provides assistance to low and moderate income
households and those with special needs.

Policy 4.1: Provide financial assistance and supportive services to assist low and
moderate-income households and those with special needs to attain and
maintain affordable and adequate housing.

The stated Goals and Policies of the Housing Element are relevant to the proposed
density of the project. The applicant proposes to reserve the majority of its low-income
units to serve the special needs of homeless individuals and low-income families whose
head of household is living with a mental iliness.

In Chapter 2, entitled "Programs and Resources," the Housing Element notes that
commercial sites offer the best potential for residential development. It maintains that
the "majority of future residential development is expected to occur along commercial
corridors and around transit centers under the County's Mixed Use Ordinance and
Transit Oriented Districts Ordinance. Vacant and underutilized commercial sites can
potentially accommodate approximately 14,000 units in the unincorporated areas." The
project site is exactly the type of commercial site that the Housing Element describes.
Therefore, the facility will not be materially detrimental to the use, enjoyment or
valuation of property of other persons in the vicinity of the site
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The "Programs and Resources” chapter of the Housing Element notes that "State law
mandates that local jurisdictions provide sufficient land to accommodate a variety of
housing opportunities for all economic segments of the community.” Further, the State
law requires local jurisdictions to provide a share of the region's projected housing
needs - the Regional Housing Needs Assessment (RHNA) allocation - for each
designated planning period. The County of Los Angeles has been allocated an RHNA of
57,176 units, of which 23,498 units (approximately 41 percent) are designated for
extremely-low-income, very-low-income, and low-income households. Approval of the
discretionary housing permit to allow the proposed density of the residential use in the
commercial zone will help the County to meet its mandate to provide housing units for
low income residents

The applicant requests a residential density of 55 affordable dwelling units to enable the
development to reach an economy of scale that balances the public funding and
subsidies available to the development with the projected construction costs, as well as
the development's rental income with the projected annual operating expenses. As
outlined in the provided spreadsheet (enclosed), the development of a 55-unit
affordable housing complex can obtain $17,329,530 in public subsidies, which will
provide enough funds to meet the projected development. At a lower density (i.e.,
without the requested density bonus), the development would not only lose $3 million in
capital funds from the Mental Health Services Act, but the project would also be eligible
for far less capital funds from the Los Angeles County Community Development
Commission and the Federal Low Income Housing Tax Credit program, which would
render the construction of the development infeasible. The spreadsheets provide a 15-
year cash-flow projection that demonstrates how the 55-unit development's revenues
meet or exceed its expenses. However, there is an inverse relationship between a
development's unit count/rental income and its operating expense per unit. As a
development's unit count/income decreases the operating expense per unit increases.
As a result, reducing the development's unit count would create an imbalance in the
development's operation, allowing its expenses to ultimately exceed its revenue and
leaving the building on the verge of foreclosure. Consequently, the applicant requests
approval of a discretionary housing permit to increase the residential density via an off-
menu Density Bonus incentive. The requested incentive contributes to maintaining the
affordability of the proposed project.

Due to the factors mentioned above, the proposed use would be compatible with the
surrounding area.

STAFF RECOMMENDATION

Staff recommends approval of Conditional Use Permit No. 201000150 and Housing
Permit No. 201000003, subject to the attached conditions. Due to the residential nature
of the project, staff does not recommend imposing a grant term.
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SUGGESTED APPROVAL MOTIONS

| move that the Regional Planning Commission close the public hearing and adopt the
Negative Declaration associated with Environmental Assessment No. 201000113.

| move that the Regional Planning Commission APPROVE Conditional Use Permit
201000150 and Housing Permit 201000003 subject to the attached Findings and
Conditions of Approval.

Prepared by Tyler Montgomery, Regional Planning Assistant Il
Reviewed by Mi Kim, Supervising Regional Planner, Zoning Permits West

Attachments:

Draft Findings

Draft Conditions of Approval

County Fire clearance letter and conditions

Public Works clearance letter and conditions

Public Health clearance letter

Parks and Recreation clearance letter

Initial Study and Negative Declaration

Applicant’s Burden of Proof statements

Aerial, zoning, and land use map

Site photographs

Photographs of other facilities managed by applicant
Project pro forma

Applicant's summary of community meetings

Site plans, elevations, landscape map, and photo simulation

MK:TM
05/24/12




DRAFT FINDINGS AND ORDER OF THE REGIONAL PLANNING
COMMISSION, COUNTY OF LOS ANGELES

PROJECT NUMBER R2010-01629-(2)

CONDITIONAL USE PERMIT NUMBER 201000150
HOUSING PERMIT NUMBER 201000003
ENVIRONMENTAL ASSESSMENT NUMBER 201000113

REGIONAL PLANNING COMMISSION HEARING DATE:
JUNE 6, 2012

SYNOPSIS:

Pursuant to Part 1 of Chapter 22.56 of the Los Angeles County Code (“Code”), the
applicant has requested a conditional use permit (“CUP”) to authorize the construction
of a 55-unit apartment complex in the C-2 zone. Pursuant to Section 22.28.160 of the
Code, an apartment house within the C-2 zone requires a CUP.

Pursuant to Part 18 of Chapter 22.56 of the Code, the applicant has also requested a
discretionary housing permit to allow for a density bonus of 550 percent, to increase
density from 10 to 55 units, and a reduction in the number of required parking spaces
from 103 to 62 for a 100 percent affordable housing development. A density bonus of
more than 50 percent has been requested through a discretionary housing permit per
County Code Section 22.52.1880, and the Commission has also considered the
requested parking reduction concurrently with the discretionary housing permit.

PROCEEDINGS BEFORE THE REGIONAL PLANNING COMMISSION:

Findings

1. The applicant, A Community of Friends, seeks a conditional use permit (“CUP”) to
authorize the construction, operation, and maintenance of a 55-unit apartment
complex in the C-2 (Neighborhood Business) zone. The applicant also seeks a
discretionary housing permit to allow for a density bonus and a reduction in the
required number of parking spaces.

2. The applicant requests an increase in the number of residential units that would be
allowed pursuant to the Countywide General Plan ("General Plan") land use
designation and the C-2 zone, from 10 units to 55 units, and a reduction in the
number of required parking spaces from 103 spaces to 62 spaces.

3. The project would be 100 percent affordable, and would contain 13 one-bedroom
units, 22 two-bedroom units, and 20 three-bedroom units. One unit would be
occupied by an on-site manager, and 37 units would be reserved for very-low-
income residents, consisting of homeless families and families living with a head of
household with a mental illness. The remaining 17 units would be reserved for low-



PROJECT NO. R2010-01629-(2) DRAFT FINDINGS
CONDITIONAL USE PERMIT NO. 201000150 PAGE 2 OF 8
HOUSING PERMIT NO. 201000003

income families.  Ancillary amenities and support facilities, such as a community
room, management office, recreation areas, and a part-time health clinic would also
be provided.

4. The project site is composed of two parcels located at 13218 and 13224 South
Avalon Boulevard in the Willowbrook-Enterprise Zoned District and within the West
Rancho Dominguez-Victoria Community Standards District (‘CSD”). Because the
project would be built across two lots, it is treated as a single development site.

5. The subject property is 1.72 acres and is divided into two parcels, which are
developed with four abandoned single-family residences and are relatively level. A
small hill, approximately six feet high, is located on its northeastern portion. The site
is accessed from Avalon Boulevard, a major thoroughfare, to the west. The site is
surrounded by developed land in all directions. A 100-foot wide Los Angeles
Department of Water and Power easement. containing transmission lines and a
plant nursery, is located immediately to the east. All existing structures on the site
are proposed to be removed.

6. The subject property is zoned C-2 (Neighborhood Business) and contains
abandoned single-family residences and accessory structures.

7. Surrounding properties within the 500-foot radius of the project are zoned as follows:

North: C-2
South: C-2, R-1 (Single Family Residence)
East. R-1

West: C-2-CRS (Neighborhood Business—Commercial-Residential), R-1

8. Land uses within 500 feet of the subject property consist of the following:
North: Church, warehouses, light industry
South: 42-unit senior apartment complex, single-family residences
East Power transmission lines, plant nursery, single-family residences
West: Single-family residences

9. The site plan depicts one three-story, 55-unit apartment building 35 feet in height on
the 1.7-acre property. The building would contain 13 one-bedroom units, 22 two-
bedroom units, and 20 three-bedroom units surrounding a central atrium and paved
plaza. A community room, management offices, toilets, a first aid station, and a
storage area would be located within the eastern portion of the building. The
apartment building would have a building footprint of 27,195 square feet and a total
floor area of 55,001 square feet. A 62-space paved parking lot of 23,494 square feet
would be located to the south of the building, which would be accessed via a 15-
foot-wide driveway from Avalon Boulevard to the east. A separate trash enclosure,
located on the northwestern corner of the property, would also be accessed directly
from Avalon Boulevard. A children’s playground, sitting patio, edible garden, and
active recreation area containing immobile exercise equipment would be located
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immediately behind the apartment building, on the northeastern portion of the
property. The facility would have a minimum front-yard setback of 30 feet, a
minimum rear-yard setback of 97 feet, eight inches, a minimum southern side-yard
setback of 51 feet, and a minimum northern side-yard setback of five feet. The
project site would be developed with 9,493 square feet of landscaping (12.7 percent
of the project area).

10.The subject property is designated as “1" (Low Density Residential—one to siX
dwelling units per acre), which allows primarily small-lot single-family residences,
twin homes, duplexes and townhouses.

11.The County of Los Angeles General Plan Land Use Element supports residential
infill projects, more concentrated urban development, and development of low-
income and moderate-income housing.

12.The maximum residential density normally allowed under the Low Density
Residential land use classification is six dwelling units per acre. Due to the 1.7-acre
size of the property, this would allow for a maximum of ten dwelling units on the
project site. The applicant is requesting a discretionary housing permit to construct
55 dwelling units on the project site—a density bonus of 550 percent. This is
consistent with the provisions of Chapter 22.56, Part 18 of the County Code and the
County’s adopted General Plan Housing Element, which allows for discretionary
housing permits to grant density bonus of more than 50 percent for affordable
housing projects. The project is designated for currently homeless and very-low-
income (earning 35 to 50 percent of the area median income [‘AMI"]) families whose
head of household are living with a mental iliness and other low-income families.
The project is consistent with the goals and objectives of the Los Angeles County
General Plan policies and goals on affordable housing and with the criteria for a
discretionary housing permit.

13.The property on which the proposed facility is to be located is zoned C-2. Per
Section 22.28.160 of the County Code, apartment houses in the C-2 zone are uses
subject to CUPs. Within this zone, a maximum of 90 percent of the net area of any
site may be occupied by buildings, and a minimum of ten percent of said area must
be landscaped. The proposed project would comply with these standards, as the
building footprint of 27,195 square feet is only 36.4 percent of the site’s net area,
and 9,493 square feet of landscaping would also be provided, which is 12.7 percent
of its net area. The C-2 zone also mandates that a building or structure shall not
exceed a height of 35 feet above grade. The proposed apartment building would
also comply with this standard, as it has a maximum height of 35 feet.

14.Parking regulations for apartment houses are described in Section 22.52.1180 of the
County Code. A 55-unit apartment complex would normally require 1.5 covered
parking spaces for each one-bedroom unit, and 1.5 covered parking spaces plus
one-half uncovered parking space for each unit with two or more bedrooms. The
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proposed project, therefore, would normally require a total of 82 covered parking
spaces and 21 uncovered parking spaces. However, the applicant proposes to
provide only 62 uncovered parking spaces on the site, 41 spaces (or 40 percent)
less than what is normally required. In order to obtain this parking reduction, the
applicant must request it as an “off-menu” incentive, which may also be granted with
an administrative housing permit.

15.The West Rancho Dominguez-Victoria CSD requires that all walls remain free of
graffiti, and that all graffiti be removed or covered within 72 hours of occurrence.
The permittee shall be required to remove all graffiti within 24 hours of occurrence.
The project, therefore, would comply with the standard. There are no other
provisions of the CSD that would be applicable to the proposed project.

16.The Department of Regional Planning ("Regional Planning”) recommends that a
Negative Declaration is the appropriate environmental documentation under
California Environmental Quality Act (CEQA) reporting requirements. The attached
Initial Study has determined that the project, as proposed, would not have a
significant effect upon the environment. Therefore, Regional Planning staff
recommends that the Regional Planning Commission adopt the proposed Negative
Declaration.

17.The Los Angeles County Fire Department was consulted regarding the project. The
department’s Land Development Division issued a letter on March 14, 2012, clearing
the project for a public hearing. It recommends approval of the project, subject to
conditions regarding compliance of the proposed entry gate to department standards
and requiring the applicant to instail one public and one private fire hydrant with
specified water flows. These have been incorporated as conditions of approval.

18.The Department of Public Works issued a letter on March 22, 2012, clearing the
project for public hearing (enclosed). It recommended conditions of approval
requiring installation and repair of sidewalks, curbs, and gutters, an approved
grading plan, drainage concept, street improvement plan, and drainage covenant,
and the provision of street lights and street trees. These have been incorporated as
conditions of approval. Due to the applicant's prior submittal of adequate hydrology
and geology reports for the project site, no other documents or conditions were
requested.

19.The Environmental Health Division of the Department of Public Health ("Public
Health") issued a letter on August 18, 2011 clearing the project for public hearing. It
stated that the project would not create any impacts that were environmentally
significant. However, in order to ensure that the applicable requirements for the
CUP were met, Public Health recommended a condition of approval requiring the
installation of STC 28 dual-paned windows for the four dwelling units most affected
by traffic noise, as recommended in an acoustical study by Veneklassen Associates.
This has been incorporated as a condition of approval. Due to the project's
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proposed connections with public water and sewer facilities, and the applicant’s prior
submittal of will-serve letters and a sewer area study, no other documents or
conditions were requested.

20 Parks and Recreation issued a letter clearing the project for public hearing on
December 22, 2010. It stated that the department did not anticipate any adverse
impacts of the project on nearby public parks.

21.As per the requirements of the Los Angeles County Code, the public hearing was
adequately noticed through mailings, newspapers advertisement, and on-site
posting. Case-related materials were also posted at the local library and on the
Regional Planning web page. No comments were received from the public
regarding the project.

22.The applicant held five community outreach meetings between January and April of
2012. Both support and concerns for the project were expressed by community
members and addressed by the applicant.

23 The construction, operation, and maintenance of the apartment complex is unlikely
to affect the health, comfort, or welfare of surrounding residents, be materially
detrimental to the use, enjoyment, or value of surrounding properties, and would not
constitute a hazard to public health or safety. A condition of approval would require
removal of graffiti within 24 hours of occurrence. The proposed facility has also been
reviewed and cleared by County Fire, Public Health, Parks and Recreation, and
Public Works, which state that the site’s existing infrastructure and public safety
response resources are adequate to absorb the density proposed for the project site,
provided that certain conditions are met.

24 The applicant, A Community of Friends, has a proven history of building and
operating similar well-managed facilities throughout the region.

25.The proposed project would provide much needed low-income and supportive
housing for a chronically underserved neighborhood. Residents of the facility would
have access to recreational amenities, counseling, a part-time medical clinic, as well
as classes and tutoring. The project site would also have secured entry, and an on-
site manager would be available day and night to address concerns. The facility
would also serve the surrounding community, as the applicant has policies, as well
as certain federal and state obligations, of recruiting construction workers, tenants,
and permanent employees from the local area.

26.The requested "off-menu" parking incentive is necessary to keep the housing set-
aside affordable. Without the reduced parking, the applicant would need to eliminate
some of the outdoor recreational amenity areas to provide more surface parking.
Providing subterranean parking for the project would render it financially infeasible.
The applicant currently manages 33 other affordable, multiple-family housing
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complexes in Los Angeles and Orange counties that serve similar populations and
provide parking in similar ratios. Based on this information, which has been
corroborated by Regional Planning staff, the project would have an adequate
number of on-site parking spaces.

27.The proposed project is requesting a residential density and provides parking at a
ratio that is comparable to the 42-unit senior affordable housing on the property
immediately adjacent to the south of the project site.

28.The proposed project would be located on Avalon Boulevard, a busy commercial
corridor that is served by major bus routes. It is also less than one-half mile from
Willowbrook Park, a large regional recreation area. The surrounding area includes a
combination of residential, commercial, and industrial uses. Adjacent residential
properties across Avalon Boulevard are zoned C-2-CRS, a zoning designation that
encourages combining residential and commercial uses "in order to provide
additional opportunities for housing development and to reduce transportation costs,
energy consumption and air pollution," according to the intent of the CRS zone as
noted in Section 22.40.540 of the County Code.

29.The proposed project is consistent with the General Plan Housing Element goals to
promote a more concentrated urban pattern, provide more low-income housing and
housing for those with special needs or disabilities, fulfill the County’s Regional
Housing Needs Assessment obligation, and the development of housing on
underutilized spaces in commercial areas.

30.The proposed residential density is necessary to enable the development to reach
an economy of scale that balances the public funding and subsidies available to the
development with the projected construction costs, as well as the development's
rental income with the projected annual operating expenses. The requested
incentive contributes to maintaining the affordability of the proposed project.

BASED ON THE FOREGOING, THE REGIONAL PLANNING COMMISSION
CONCLUDES:

Regarding the Conditional Use Permit:

A. The proposed use is consistent with the adopted general plan for the area; and

B. The requested use at the proposed location will not adversely affect the health,
peace, comfort, or welfare of persons residing and working in the surrounding
area, and not be materially detrimental to the use, enjoyment, or valuation of
property of other persons located in the vicinity of the site, and will not
jeopardize, endanger, or otherwise constitute a menace to the public health,
safety and general welfare; and
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C. The proposed site is adequate in size and shape to accommodate the yards,
walls, fences, parking, landscaping and other development features as is
required in order to integrate said use with the uses in the surrounding area; and

D. The proposed site is adequately served by highways of sufficient width, and
improved as necessary to carry the kind of traffic such uses would generate and
by other public or private facilities as are required.

AND, THEREFORE, the information submitted by the applicant and presented at the
public hearing substantiates the required findings and burden of proof for a conditional use
permit as set forth in Sections 22.56.090 of the Los Angeles County Code.

Regarding the Housing Permit:

A. That the requested use at the location proposed will not:
1. Adversely affect the health, peace, comfort or welfare of persons residing
or working in the surrounding area; or
2. Be materially detrimental to the use, enjoyment or valuation of property of
other persons located in the vicinity of the site, or
S Jeopardize, endanger or otherwise constitute a menace to the public

health, safety or general welfare.

B. That the proposed site is adequate in size and shape to accommodate the yards,
walls, fences, parking and loading facilities, landscaping and other development
features prescribed in this Title 22, or as is otherwise required in order to
integrate said use with the uses in the surrounding area.

C. That the proposed site is adequately served:

7 By highways or streets of sufficient width and improved as necessary to
carry the kind and quantity of traffic such use would generate, and
2. By other public or private service facilities as are required.

D. That the proposed project at the location proposed has been designed to be
complimentary to the surrounding area in terms of land use patterns and design.

E. That the proposed project will assist in satisfying housing needs, and is viable in
terms of continuing availability to meet such housing needs.

F. That the requests for waivers or modifications to development standards are
necessary to make the housing units economically feasible.

AND, THEREFORE, the information submitted by the applicant and presented at the
public hearing substantiates the required findings and burden of proof for a housing permit
as set forth in Section 22.56.2850 of the Los Angeles County Code.
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REGIONAL PLANNING COMMISSION ACTION:

1.

VOTE:

The Regional Planning Commission has considered the Negative Declaration
associated with Environmental Assessment No. 201000113, together with any
comments received during the public review process, finds on the basis of the
whole record before the Commission that there is no substantial evidence the
project will have a significant effect of the environment, finds that the Negative
Declaration reflects the independent judgment and analysis of the Commission,
and adopts the Negative Declaration for the project.

In view of the findings of fact and conclusions presented above, Conditional Use
Permit No. 201000150 and Housing Permit No. 201000003 are APPROVED,
subject to the attached conditions.

Concurring:

Dissenting:

Abstai

Absen

ning:

t:

Action Date:

C.

Commission Services, BOS

MK:TM
05/24/12



DRAFT CONDITIONS OF APPROVAL
PROJECT NO. R2010-01629-(2)
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ENVIRONMENTAL ASSESSMENT NO. 201000113

PROJECT DESCRIPTION

This grant authorizes the construction, operation, and maintenance of a 55-unit, 100-
percent affordable apartment complex in the C-2 (Neighborhood Business) zone. This
grant also authorizes a discretionary housing permit to allow for a density bonus and a
reduction in the required number of parking spaces. This increases the number of
residential units that would be allowed pursuant to the Countywide General Plan
("General Plan") land use designation and the C-2 zone from 10 units to 55 units and
reduces the number of required parking spaces from 103 spaces to 62 spaces. The
project is approved as depicted on the approved Exhibit “A”, subject to all of the
following conditions of approval.

GENERAL CONDITIONS

1. Unless otherwise apparent from the context, the term "permittee” shall include the
applicant, owner of the property, and any other person, corporation, or other entity
making use of this grant.

2. This grant shall not be effective for any purpose and cannot be used until the
permittee, and the owner of the subject property if other than the permittee, have
filed at the office of the Los Angeles County ("County") Department of Regional
Planning ("Regional Planning") their affidavit stating that they are aware of, and
agree to accept, all conditions of this grant, and that the conditions of the grant have
been recorded as required by Condition No. 8, and until all required fees have been
paid pursuant to Condition No. 9. Notwithstanding the foregoing, this condition (No.
2), and Conditions No. 4, 5, 6, and 11 shall be effective immediately upon the date of
final approval of this grant by the County.

3. Unless otherwise apparent from the context, the term "date of final approval” shall
mean the date the County's action becomes effective pursuant to Section 22.60.260
of the County Code.

4. The permittee shall defend, indemnify, and hold harmless the County, its agents,
officers, and employees from any claim, action, or proceeding against the County or
its agents, officers, or employees to attack, set aside, void or annul this permit
approval, which action is brought within the applicable time period of Government
Code Section 65009 or any other applicable limitations period. The County shall
notify the permittee of any claim, action, or proceeding and the County shall fully
cooperate in the defense. If the County fails to promptly notify the permittee of any
claim, action, or proceeding, or if the County fails to cooperate fully in the defense,
the permittee shall not thereafter be responsible to defend, indemnify, or hold
harmless the County.
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_ In the event that any claim, action, or proceeding as described above is filed against
the County, the permittee shall within ten days of the filing make an initial deposit
with Regional Planning in the amount of $5,000.00, from which actual costs and
expenses shall be billed and deducted for the purpose of defraying the costs or
expenses involved in Regional Planning's cooperation in the defense, including but
not limited to, depositions, testimony, and other assistance provided to permittee or
permittee's counsel.

If during the litigation process, actual costs or expenses incurred reach 80 percent of
the amount on deposit, the permittee shall deposit additional funds sufficient to bring
the balance up to the amount of $5,000.00. There is no limit to the number of
supplemental deposits that may be required prior to completion of the litigation.

At the sole discretion of the permittee, the amount of an initial or any supplemental
deposit may exceed the minimum amounts defined herein. Additionally, the cost for
collection and duplication of records and other related documents shall be paid by
the permittee in accordance with to Los Angeles County Code Section 2.170.010.

. This grant shall expire unless used within two (2) years from the date of final
approval of the grant by the County. A single, one-year time extension may be
requested, in writing and with payment of the applicable fee, before the expiration
date.

. If any material provision of this grant is held or declared to be invalid by a court of
competent jurisdiction, the permit shall be void and the privileges granted hereunder
shall lapse.

_ Prior to the use of this grant, the permittee, or the owner of the subject property if
other than the permittee, shall record the terms and conditions of the grant in the
office of the County Registrar-Recorder/County Clerk. In addition, upon any transfer
or lease of the subject property during the term of this grant, the permittee, or the
owner of the subject property if other than the permittee, shall promptly provide a
copy of the grant and its conditions to the transferee or lessee of the subject
property.

The subject property shall be maintained and operated in full compliance with the
conditions of this grant and any law, statute, ordinance, or other regulation
applicable to any development or activity on the subject property. Failure of the
permittee to cease any development or activity not in full compliance shall be a
violation of these conditions. Inspections shall be made to ensure compliance with
the conditions of this grant as well as to ensure than any development undertaken
on the subject property is in accordance with the approved site plan on file. The
permittee shall deposit with the County the sum of $400.00. This deposit shall
be placed in a performance fund, which shall be used exclusively to compensate
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Regional Planning for all expenses incurred while inspecting the premises to
determine the permittee's compliance with the conditions of approval. The fund
provides for two (2) inspections following this grant—one after three years and a
second after five years. Inspections shall be unannounced.

10. If additional inspections are required to ensure compliance with the conditions of this
grant, or if any inspection discloses that the subject property is being used in
violation of any condition of this grant, the permittee shall be financially responsible
and shall reimburse Regional Planning for all additional enforcement efforts
necessary to bring the subject property into compliance. The amount charged for

additional inspections shall be $200.00 per inspection, or the current recovery cost
at the time any additional inspections are required, whichever is greater.

11.Within three (3) days of the date of final approval of this grant, the permittee shall
remit processing fees payable to the County of Los Angeles in connection with the
filing and posting of a Notice of Determination (NOD) for this project and its
entittements in compliance with Section 21152 of the Public Resources Code.
Unless a Certificate of Exemption is issued by the California Department of Fish and
Game pursuant to Section 711.4 of the California Fish and Game Code, the
permittee shall pay the fees in effect at the time of the filing of the NOD, as provided
for in Section 711.4 of the Fish and Game Code, currently $ 2,176.50 ($2,101.50 for
a Negative Declaration plus $75.00 processing fee). No land use project subject to
this requirement is final, vested, or operative until the fee is paid.

12.Notice is hereby given that any person violating a provision of this grant is guilty of a
misdemeanor. Notice is further given that the Regional Planning Commission
("Commission”) or a Hearing Officer may, after conducting a public hearing, revoke
or modify this grant, if the Commission or Hearing Officer finds that these conditions
have been violated, that this grant has been exercised so as to be detrimental to the
public's health or safety, or so as to be a nuisance, or as otherwise authorized
pursuant to Chapter 22 56, Part 13 of the County Code.

13. All development shall comply with the requirements of Title 22 of the County Code
("Zoning Ordinance") and of the specific zoning of the subject property, uniess
specifically modified by this grant, as set forth in these conditions, including the
approved Exhibit "A " or a revised Exhibit "A” approved by the Director.

14.All development pursuant to this grant shall conform to the requirements of County
Department of Public Works.

15.All structures, walls and fences open to public view shall remain free of graffiti or
other extraneous markings, drawings, or signage that was not approved by Regional
Planning. These shall include any of the above that do not directly relate to the
business being operated on the premises or that do not provide pertinent information
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about said premises. The only exceptions shall be seasonal decorations or signage
provided under the auspices of a civic or non-profit organization.

In the event of graffiti or other extraneous markings occurring, the permittee shall
remove or cover said markings, drawings, or signage within 24 hours of notification
of such occurrence, weather permitting. Paint utilized in covering such markings
shall be of a color that matches, as closely as possible, the color of the adjacent
surfaces.

16.The subject property shall be developed and maintained in substantial compliance
with the plans marked Exhibit “A.” If changes to the site plan are required as a result
of instruction given at the public hearing, a minimum of three (3) copies of a modified
Exhibit “A” shall be submitted to Regional Planning within sixty (60) days of the date
of final approval.

17.In the event that subsequent revisions to the approved Exhibit “A” are submitted, the
permittee shall submit a minimum of three (3) copies of the proposed plans to the
Director for review and approval. All revised plans must be accompanied by the
written authorization of the property owner(s) and applicable fee for such revision.

PROJECT SPECIFIC CONDITIONS

19.All development pursuant to this grant shall be kept in full compliance with the
County Fire Code and those conditions delineated in the Los Angeles County Fire
Department letter dated March 14, 2012 (attached hereto and incorporated herein by
this reference), or as otherwise to the satisfaction of said department.

20.All development pursuant to this grant shall conform to the requirements of the Los
Angeles County Department of Public Works. Prior to the issuance of building or
grading permits, the permittee shall comply with all conditions delineated in the
Public Works letter dated March 22, 2012 (attached hereto and incorporated herein
by this reference), or as otherwise to the satisfaction of said department.

21.In order to decrease the effects of noise from Avalon Boulevard and adjacent
properties, the permittee shall install and maintain windows rated “STC 28,” or an
equivalent product as determined by the Environmental Health Bureau of the Los
Angeles County Department of Public Health, in those dwelling units identified as
numbers 13, 33, 35, 53, and 55 on the approved Exhibit “A.” Mechanical ventilation
shall also be required for these units. Any other type of dual glazed windows shall
be installed and maintained in all other dwelling units and community areas.

22.The permittee shall maintain no less than 62 parking spaces on the project site,
developed to the specifications of Section 22.52.1060 of the Los Angeles County
Code. Such spaces shall be continually available for automobile parking.
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23. A maximum of 55 dwelling units shall be maintained on the project site. Of these,

the permittee shall maintain a maximum of 22 two-bedroom units, and a maximum of
20 three-bedroom units. All dwelling units—with the exception of the manager’s
unit—shall be deed restricted as affordable for low-income and very-low-income
residents, as defined annually by the Department of Regional Planning in
consultation with the California Department of Housing and Community
Development.

24.A full-time property manager shall reside on-site, or, as an alternative, a property

25.

26.

27.

28.

29.

manager shall be present on-site during the day, and an additional “keyholder” shall
reside on-site at night to respond to the needs and concerns of tenants and area
residents.

The property and its landscaping shall be neatly maintained and free of debris,
overgrown weeds, junk, and garbage. A minimum of ten percent of the net project
area shall be maintained as landscaping. Prior to final approval of this permit, the
permittee shall submit a landscaping plan that demonstrates compliance with the
Los Angeles County Drought Tolerant Landscaping requirements (Title 22, Part 21
of the County Code), as determined by the Director of the Department of Regional
Planning in consultation with the staff biologist of said department.

Outdoor lighting shall be installed and maintained in uncovered parking areas. All
lighting required by this grant shall be of sufficient power to illuminate and make
easily discernible the appearance and conduct of all persons within lighted areas
during operating hours and shall be designed so as to direct light and glare only onto
the facility premises. Said lighting and glare shall be deflected, shaded and focused
away from all adjoining properties.

The permittee shall install and maintain secured entry to the facility, for both
automobiles and pedestrians, in the form of limited access gates. Such gates shall
be accessible via keycard (or similar device), remote control, numeric code, or
interior buzzer. All gates shall conform to County Fire Department emergency
access requirements.

The permittee shall maintain a video surveillance system on the project site, which
shall be available for monitoring 24 hours a day, and recordings shall be maintained
for a minimum of 14 days. Any illegal activities observed shall be immediately
reported to the proper legal authorities, and recordings of such activities shall be
made available to these authorities upon request.

All on-site amenities, including, but not limited to, the community room, laundry
room, and exercise and play equipment, and all on-site services, including, but not
limited to, counseling, tutoring, and health care, shall be restricted to the exclusive
use of the manager and tenants and shall not be operated between the hours of
10:00 PM and 6:00 AM.
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30. In order to ensure ongoing good maintenance and aesthetics of the facility,
stonework—either real or imitation—or a similar durable material, as approved by
the Director of the Department of Regional Planning, shall clad all walls facing
publically accessible areas from ground level to a minimum height of three feet.

31. As volunteered by the permittee, all parking areas shall be developed and
maintained with permeable pavement to the satisfaction of the Director of the
Department of Regional Planning.

POTENTIAL ADDITIONAL CONDITION
(Would also require alterations to Condition 22)

32. Following one year of facility operation, the permittee may apply for a Revised
Exhibit “A” to replace six parking spaces (numbered 54 through 59) with active or
passive open space. This application shall be accompanied by a parking study and
photographs documenting the number of unoccupied parking spaces on the project
site at 7:00 AM, 12:00 PM, and 7:00 PM over the course of one week. The Director
of the Department of Regional Planning may approve this application if he
determines that the resulting design would not result in inadequate on-site parking.

MK:TM
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COUNTY OF LOS ANGELES FIRE DEPARTMENT

Fire Prevention Division

Land Development Unit
5823 Rickenbacker Road
Commerce, California 90040-3027
Office (323) 890-4243 Fax (323) 890-9783

DATE: March 14, 2012 SITE PLAN DATE: February 16, 2012
TO: Department of Regional Planning

Zoning Permits

PROJECT # CUP R2010-01629

LOCATION: 13218/13214 Avalon Blvd

] The Fire Department Land Development Unit has no additional requirements for this permit.

XI The required public fire flow for this development is 2125 gallons per minute for 2 hours. The water mains in the
street fronting this property must be capable of delivering this flow at 20 psi residual pressure. 2 Hydrant(s)
flowing simultaneously may be used to achieve the required fire flow.

<] The required private fire flow for this development is 1250 gallons per minute for 1 hours. The private water main
must be capable of delivering this flow at 20 psi residual pressure.

X} Al fire hydrants shall be 6" X 4" X 2 1/2" and conform to AWWA C503-75 or approved equal standard. All
installations must meet Fire Department specifications. Fire hydrant systems must be installed in accordance with
the Utility Manual of Ordinance 7834 and all installations must be inspected and flow tested prior to final approval.

Install _1_public fire hydrant(s).
Install 1_private on-site fire hydrant(s).

X water: - Per the fire flow test performed by Golden State Water Company dated 08-08-11, the public water
system meets the required fire flow requirements.
- Due to the location and spacing of the public fire hydrants along the lot frontage, a public fire hydrant

is required as indicated on the site plan.
- Due to the depth of the lot, a private fire hydrant is required on site as indicated on the site plan.

X

Access: The existing access as shown on the site plan complies with the Fire Department requirements.

=

Conditions for Approval: - The proposed entry gate shall comply with the Fire Department's Requlation 5.
- All required fire hydrants shall be installed and tested prior to construction.
- The required private fire hydrant shall be incorporated into the fire sprinkler plans
and submitted to the Fire Department for review and approval.
- Submit architectural plans to the Fire Department for review and approval prior to

building permit issuance.

X Comments: The Fire Department recommends approval of this permit as presently submitted.

Fire Protection facilities: including access must be provided prior to and during construction. Should any questions
arise regarding this matter, please feel free to call our office at (323) 890-4243.

Inspector:  JunGPadla

COUNTY/ CUP REVISED 02/28/12



COUNTY OF LOS ANGELES
DEPARTMENT OF PUBLIC WORKS

"To Enrich Lives Through Effective and Caring Service”

900 SOUTH FREMONT AVENUE
ALHAMBRA, CALIFORNIA 91803-1331

CAIL FARBER, Director Telephone:! (626) 458-5100

http://dpw.lacounty.gov ADDRESS ALL CORRESPONDENCE TO:
P.O. BOX 1460
ALHAMBRA, CALIFORNIA 9 1802-1460

IN REPLY PLEASE
REFER TO FILE: LD'1

March 22, 2012

TO: Mi Kim
Zoning Permits West Section
Department of Regional Planning

Attention Anita Gutierrez

FROM: Vgteve Burger
Land Development Division
Department of Public Works

CONDITIONAL USE PERMIT (CUP) NO. 2010001 50

PROJECT NO. R2010-01629

13218 THROUGH 13224 SOUTH AVALON BOULEVARD

ASSESSOR'S MAP BOOK NO. 6134, PAGE 1, PARCEL NOS. 11 AND 12
UNINCORPORATED COUNTY AREA OF WILLOWBROOK

X Public Works recommends approvai of this CUP.
[1 Public Works does NOT recommend approval of this CUP.

We reviewed the revised site plan dated February 15, 2012 for CUP No. 201000150 in
the unincorporated County area of Willowbrook. The project is to authorize the
construction of a 54-unit apartment complex for low-income families in a C-2 Zone.

Upon approval of the site plan, we recommend the following conditions:
1. Road
1.1 Construct driveway approaches to the site on Avalon Boulevard to comply
with current Americans with Disabilities Act guidelines and to the satisfaction

of Public Works. Relocate any affected utiliies/catch and basins obstructing
the driveway.



Mi Kim
March 22, 2012
Page 2

2.

1.2

1.3

1.4

1.5

1.6

Close all unused driveways with curb, gutter, and sidewalk to the satisfaction
of Public Works.

Repair any improvements damaged during construction to the satisfaction of
Public Works.

Plant street trees on Avalon Boulevard along property frontage. Existing
trees in dedicated right of way shall be removed and replaced if not
acceptable as street trees.

Acquire street improvement plan approval or direct check status before
obtaining a grading permit or building permit, whichever comes first.

Execute an Agreement to improve for the street improvements prior to
issuance of a building permit.

For questions regarding the road conditions, please contact Julian Garcia at
(626) 458-4921 or jugarcia@dpw.lacounty.gov.

Grading

2.1

Submit a grading/drainage plan for approval. The grading plans must show
and call out the construction of at least all drainage devices and details,
paved driveways, elevation and drainage of all pads, and the Standard
Urban Stormwater Mitigation Plan devices, if applicable. The applicant is
required to show and call out all existing easements on the grading plan and
obtain the easement holder approvals.

For questions regarding the grading conditions, please contact Julian Garcia at
(626) 458-4921 or jugarcia@dpw.lacounty.gov.

Street Lighting

3.1

Provide street lights on concrete poles with underground wiring along the
property frontage on Avalon Boulevard to the satisfaction of Public Works.
Submit street lighting plans along with existing and/or proposed
underground utility plans as soon as possible to Public Works' Traffic and
Lighting Division, Street Lighting Section, to allow the maximum time for
processing and approval.



Mi Kim
March 22, 2012
Page 3

32  The applicant shall comply with the conditions of acceptance listed below in
order for the lighting districts to pay for the future operation and
maintenance of the street lights. It is the sole responsibility of the owner of
the project to have all street lighting plans approved prior to the issuance of
a building permit or road improvements permits, whichever occurs first. The
required street lighting improvements shall be the sole responsibility of the
owner of the project, and the installation must be accepted by the Lighting
District per approved plans prior to issuance of a Certificate of Occupancy.

Conditions of Acceptance for Street Light Transfer of Billing:

All street lights in the project, or the approved project phase, must be
constructed according to Public Works-approved plans. The contractor
shall submit one complete set of As-built plans. Provided the above
conditions are met, the lighting district can assume responsibility for the
operation and maintenance of the street lights by July 1 of any given year
provided all street lights in the project, or approved project phase, have
been energized and the developer has requested a transfer of billing at least
by January 1 of the previous year. The transfer of billing could be delayed
one or more years if the above conditions are not met. The lighting district
cannot pay for the operation and maintenance of street lights within gated
communities.

For questions regarding the street lighting conditions, please contact Arnel Dulay
at (626) 300-4754 or adulay@dpw.lacounty.gov.

4. Soils and Geology

41. A soils engineering report may be required prior to approval of building or
grading plans.

For questions regarding the soils and geology condition, please contact
Jeremy Wan at (626) 458-4925 or jwan@dpw.lacounty.gov.

5. Drainage

51 Prior to grading permit, comply with the requirements of the drainage
concept, hydrology study, Standard Urban Stormwater Mitigation Plan
(SUSMP) and Low-Impact Development plan (LID), which was approved on
February 7, 2012, to the satisfaction of Public Works.



Mi Kim
March 22, 2012
Page 4

5.2  Prior to grading permit, obtain and record a notarized drainage covenants,
in a form approved by Public Works from all impacted offsite property
owners, as determined by Public Works. By acceptance of this condition,
the applicant acknowledges and agrees that this condition does not require
or otherwise involve the construction or installation of an offsite
improvement, and that the offsite drainage covenants reference above do
not constitute an offsite easement, license, title, or interest in favor of the
County. Therefore, the applicant acknowledges and agrees that the
provisions of Government Code Section 66462.5 do not apply to this
condition and that the County shall have no duty or obligation to acquire by
negotiation or by eminent domain any land or any interest in any land in
connection with this condition.

For questions regarding the drainage conditions, please contact Julian Garcia at

(626) 458-4921 or jugarcia@dpw.lacounty.qov.

If you have any other questions or require additional information, please contact
Ruben Cruz at (626) 458-4910 or rcruz@dpw.lacounty.gov.

RC:ca
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COUNTY OF LOS ANGELES

Public Health

JONATHAN E. FIELDING, M.D., M.P.H.

Director and Health Officer Gloria Molina
First District
JONATHAN E. FREEDMAN Mark Ridley-Thamas
Chief Deputy Director Second District
Zov Ya[us]avsky
ANGELO J. BELLOMO, REHS Jird DS
Director of Environmental Health Do

Michael D, Antorovich
KENNETH MURRAY, REHS Fifth District
Director of Environmental Protection Bureau

PATRICK NEJADIAN, REHS
Chlef EHS, Land Use Program

KEN HABARADAS, M.S., REHS
Environmental Health Staff Specialist

Land Use Program

5050 Commerce Drive

Baldwin Park, California 91708

TEL (626) 430-5382 ¢ FAX (628) 980-2740

www.publicheaith.lacounty.qov

August 18, 2011

TO: Anita Gutierrez
Planner
. Zoning Permits East Section
. Department of Regional Planning

FROM:  Ken Habaradas, M.S., REHS & Fr=lea- . o P

Environmental Health Division
Department of Public Health

SUBJECT: PROJECT NO. R2010-01 629-(2)
: RCUP 201000150 :
LOCATION: 13218 — 13224 S. AVALON BLVD., LOS ANGELES

The Department of Public Health — Environmental Health Division has reviewed the information
provided for the project identified above. The proposed project is a request for CUP and Discretionary
Housing Permit to allow for the development of a 55-unit affordable housing unit with community hall,

children’s play area and a basketball court.

After reviewing the sections of the Initial Study pertaining to noise, water supply, and sewage disposél.
the Department has determined that the project could not have a significant impact on the
environment. Therefore, the Department has no objection to the preparation of a Negative Declaration

for this project.

Attached are comments prepared by staff from the Department’s Toxicology and Epidemiology with
regard to potential noise impacts on the proposed project from surrounding properties.

If you should have any questions regarding the attached comments, please contact Robert Vasquez
at (213) 738-4596. -

KH:kh
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COUNTY OF LOS ANGELES ¢ DEPARTMENT OF PUBLIC HEALTH
ENVIRONMENTAL HEALTH # TOXICS EPIDEMIOLOGY PROGRAM

695 S. VERMONT AVE., SOUTH TOWER, 14™ FLOOR, LOS ANGELES, CA 90005

Date: August 17, 2011 Project No. R2010-01629 . Page 1of1

Location; 13218-13224 Avalon Blvd, Los Angeles ~ CUP No. 201000150

The Initial Study has been reviewed and a site visit was conducted at the proposed project site. There may be
- significant noise impact on the proposed project (prospective residents) frorn surrounding properties as follows:

1. Based on the type of land-use, the chapel and denim manufacturing facility located next to the north property
line may intermittently impact the proposed residential units facing the north property line.

2. Noise from vehicular traffic along Avalon Blvd. may impact proposed units facing Avalon Blvd.

The noise impacts associated with the project on surrounding properties are less than significant with standard
mitigation measures during construction and/or adherence with Title 12 of the Noise Control Ordinance.

An acoustical study should be conducted to assess the potential noise impacts from surrounding properties on the
subject project. The acoustical study should be conducted by a professional noise consultant to include, but not be

limited to, the following:

Traffic noise analysis
Operational and environmental noise impacts
Construction noise impacts
~Compliance with Title 12, Los Angeles County Noise Control Ordinance and other applicable noise regulations

Mitigation measures

U1 ey

The acoustical study should be submitted to the Toxics Epidemiology Program for review and comment. The project
shall comply with the requirements contained in Title 12, Los Angeles County Noise Control Ordinance.

For questions regarding the above comments, please contact Robert Vasquez at (213) 738-4596.



COUNTY OF LOS ANGELES

DEPARTMENT OF PARKS AND RECREATION

“Creating Community Through People, Parks and Programs”
Russ Guiney, Director

December 22, 2010 Sent via e-mail: pestes@planning.lacounty.qov

TO: Paul Estes, AICP
Department of Regional Planning

FROM: Joan Rupert 0] A T
Environmental and Regulatory Permitting Section

SUBJECT: PROJECT CONSULTATION REQUEST
AVALON APARTMENTS
PROJECT NO. R2010-01629
PERMIT NO. CUP 2010 00150, HSG 201000003
LOCATION: 13218 S. AVALON BLVD., W. RANCHO DOMINGUEZ

The above project has been reviewed for potential impact on the facilities of this
Department for which we offer the following comment.

Although there are fwo County parks located within close -proximity of the proposed
project site- Earvin “Magic” Johnson Recreation Area (905 East Ei Segundo Blvd., Los
Angeles, CA 90059) located approximately 0.5 miles away and Enterprise Park (13055
Clovis Ave., Los Angeles, CA 90059) located approximately 0.4 miles away, we do not
foresee any adverse recreational impact to these facilities.

Thank you for including this Department in the review of this notice. If we may be of
fusther assistance, please contact Julie Yom at (213) 351-5127 or
iyom@parks.lacounty.gov.

c: Parks and Recreation (N. E. Garcia, L. Hensley, S. Duron, M. Moscardini, J. Yorn)

Planning and Development Agency = 510 South Vermont Ave * Los Angeles, CA 90020-1975 - (213) 351-5198



E nvironmental Checklist Form (Initial Study)
County of Los Angeles, Department of Regional Planning

Project title: “Avalon Apartments/ Project No. R2010-01629-(2)/ Case No(s)_RCUP201000150,
RHSG201000003,

Project location: 13218 and 13224 Avalon Boulevard, Los Angeles, CA 90061
APN: APN 6134-001-011 and 012 Thoras Guide: 734 E2 USGS Quadk: Inglewood

Gross Acreage: 1.72 acres (two parcels combined)

Description of project: ‘The proposed project is a request for a Conditional Use Permit and Discretionary
Housing Permit with a density bonus to develop a new 100% affordable housing project. The project
would consist of one, three-story building, thirty-five (35) feet in height with fifty-five (55) residential units;
thirty-one (31) units would be reserved for homeless individuals and very low-income families whose head
of household is living with a metal illness, twenty-three (23) units would be reserved for low-income families
and one (1) unit would be reserved for a resident manager. The unit mix would be thirteen (13) one-
bedroom units, twenty-two (22) two-bedroom units and twenty (20) three bedroom units. The project
would also include a Community Hall, a children’s play area and a basketball court. Sixty-two uncovered
parking spaces are proposed. Currently, there are four single-family residential suuctures on-site, which will
be demolished and removed from the project site, The project site will be accessed from Avalon Boulevard.

General plan designation: Category 1 - Low Density Residential (1 to 6 du/ac)
Zoning: G2 (Neighborhood Commercial) Zone and is located within the West Rancho Dominguez:
Victoria Community Standards District

Surrounding land uses and setting: The project site is located South of El Segundo Boulevard and
North of 135" street, within the Willowborok-Enterprise Zoned District, within the unincorporated
community of West Rancho Dominguez-Victoria. Directly East of the subject property is a City of Los
Angeles, Department of Water and Power easement which is being used as a plant nursery. To the South is
a 42-unit senior apartment complex, to the West are single-family homes and to the North is a church, two
light manufacturing businesses , and a business park.. Enterprise County Park is located approximately 0.28
miles east of the project site and Earvin Magic Johnson Recreational Area and Willowbrook Park are located

approximately 0.28 miles north of the project site. Compton Airport is approximately 1.5 miles southeast of
the project site.

—t
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Reviewing Agencies:
Responsible A gencies
[ ] None
Regional Water Quality Control
Board:
[X] Los Angeles Region
[ ] Lahontan Region
[] Coastal Commission
[] Army Corps of Engineers

Trustee A gencies

[] None

[ ] State Dept. of Fish and Game

(] State Dept. of Parks and
Recreation

[] State Lands Commission

[] University of California
(Natural Land and Water
Reserves System)

Special Reuewang A gencies

[ ] None

[ ] Santa Monica Mountains
Conservancy

[ ] National Parks

[ ] National Forest

[ ] Edwards Air Force Base

[ ] Resource Conservation
District of Santa Monica
Mountains Area

City of Carson

City of Compton

B City of Los Angeles

X] LAUSD School District

County Reueuing A genaes
X1 DPW-
- Land Development Division
(Grading & Drainage)
- Geotechnical & Materials
Engineering Division
- Watershed Management
Division (NPDES)

Regional Significance

[ ] None

[] SCAG Criteria

X Air Quality

[] Water Resources

[ ] Santa Monica Mtns. Area

[

DX Fire Department
-Planning Division

[] Sanitation District

[X] Public Health: Environmental
Hygiene (Noise)

[ ] Shenff Department

[ ] Parks and Recreation

- Traffic and Lighting Division [_] Subdivision Committee

- Environmental Programs
Division

- Waterworks Division

- Sewer Maintenance Division

Public agency approvals which may be required:

Lead agency name and address:
County of Los Angeles
Department of Regional Planning
320 West Temple Street

Los Angeles, CA 90012

Contact person and phone number: Anita Guuierrez, (213) 974-6443

[]

Project sponsor’'s name and address:
A Community of Friends

3701 Wilshire Boulevard, Suite 700

Los Angeles, CA 90010
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

IMPACT ANALYSIS
SUMMARY MATRIX

No Impact

Less than Significant Impact

I
]

E nvironmental Factor

‘than Significant [npaccw/, Project Mitigation

Potential Concern

1. Aesthetics

2. Agriculture/ Forest

3. Air Qualiy

4. Biological Resources

5. Cultural Resources

LI

6. Energy

7. Geology/Soils

8. Greenhouse Gas Emussions

9. Hazards/ Hazardous Materals

10. Hydrology/ Water Quality

EEEN

11. Land Use/Planning

I

12. Mineral Resources

13. Noise

1

14. Population/Housing

I

15. Public Services

Il

16. Recreation

l

17. Transportation/ Traffic

18. Utllities/ Services

19. Mandatory Findings
of Significance

LIE

DI IXIXIXIPIKIXIXIXIKILJEX)
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DETERMINATION: (To be completed by the Lead Department.)
On the basis of this initial evaluation:

T Ifind that the proposed project COULD NOT have a significant effect on the environment, and a
prop proj &

NEGATIVE DECLARATION will be prepared.

[] I find thatalthough the proposed project could have a significant effect on the environment, there

will not be a significant effect in this case because revisions in the project have been made by or

agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be

prepared.

[] I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

[] I find that the proposed project MAY have a "potentially significant impact” or "potentially
significant unless mitigated” impact on the environment, but at least one effect 1) has been

adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on the carlier analysis as described on atached sheets. An

ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that

remain to be addressed.

(] Ifind that although the proposed project could have a significant effect on the environment,

because all potentially significant effects (a) have been analyzed adequately in an carlier EIR or
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or

mitigation measures that are imposed upon the proposed project, nothing further is required.

s ‘J/“ “) - =
‘.:j/_.—.”.:.;/.--a - ..'--/_/—— '\! 0 G N 2 é/ . 2@ /1
Signature { Date
> ) oe [orn
Signature Date '
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EVALUATION OF ENVIRONMENTAL IMPACTS:

)

A bref explanation is required for all answers except "No Impact" answers that are adequately
supported by the information sources the Lead Department cites in the parentheses following each
question. A "No Impact” answer is adequately supported if the referenced information sources show
that the impact simply does not apply to projects like the one involved (e.g., the project falls outside a
fault rupture zone). A "No Impact” answer should be explained where it is based on project-specific
factors as well as general standards (e.g., the project will not expose sensitive receptors to pollutants,
based on a project-specific screening analysis).

All answers must take account of the whole action involved, including off-site as well as on-site,
cumulative as well as project-level, indirect as well as direct, and construction as well as operational
Lmpacts.

Once the Lead Department has determined that a particular physical impact may occur, then the
checklist answers must indicate whether the impact is potentially significant, less than significant with
mitigation, or less than significant. "Potentially Significant Impact” is appropriate if there is substantial
evidence that an effect may be significant. If there are one or more "Potentially Significant Impact”
entries when the determination is made, an EIR is required.

“Negauve Declaration: Less Than Significant With Mitigation Incorporated” applies where the
incorporation of mitigation measures has reduced an effect from "Potentally Significant Impact" to a
"Less Than Sigmficant Impact.” The lead agency must describe the mitigation measures, and briefly
explain how they reduce the effect to a less than significant level. (Mitigation measures from Section
XVII, "Earlier Analyses," may be cross-referenced.)

Earlier analyses may be used where, pursuant to the tering, program EIR, or other CEQA processes,
an effect has been adequately analyzed in an earlier EIR or negative declaration. (State CEQA
Guidelines § 15063(c)(3)(D).) In this case, a brief discussion should identify the following:

a)  Earlier Analysis Used. Identify and state where they are available for review.

b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the
scope of, and adequately analyzed in, an earlier document pursuant to applicable legal standards,
and state whether such effects were addressed by mitigation measures based on the earlier analysis.

¢) Miugation Measures. For effects that are "Less than Significant with Mitigation Measures
Incorporated,” describe the mitigation measures which were incorporated or refined from the
earlier document and the extent to which they address site-specific conditions for the project.

Supporting Information Sources: A source list should be attached, and other sources used or
individuals contacted should be cited in the discussion.

The explanation of each issue should identify: the significance threshold, if any, used to evaluate each
quesuion, and; mitigation measures identfied, if any, to reduce the impact to less than significance.
Sources of thresholds include the County General Plan, other County planning documents, and County
ordmances. Some thresholds are unique to geographical locations.

Climate Change Impacts: When determining whether a project’s impacts are significant, the analysis
should consider, when relevant, the effects of future climate change on : 1) worsening hazardous
conditions that pose risks to the project’s inhabitants and structures (e.g., floods and wildfires), and 2)
worsening the project’s impacts on the environment (e.g., impacts on special status species and public

health).
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1. AESTHETICS

Less Than
Significant
Potentially ~ Impact with  Less Than
Significant  Mitigation Significant ~ No
Impact Incorporated Impact  Impact
Would the project:

a) Have a substantial adverse effectona scenic vista, | ] ]
including County-designated scenic resources areas

(scenic highways as shown on the Scenic Highway

Element, scenic corridors, scenic hillsides, and scenic

ridgelines)?

Source: LA County General Plan

b) Be visible from or obstruct views from a regional ] ] ]
riding or hiking trail?

X

Source: LA County Department of Regional Planning Trails Plan

X

¢) Substantially damage scenic resources, including, ] ] ]
but not limited to, trees, rock outcroppings, historic
buildings, or undeveloped or undisturbed areas?

d) Substantially degrade the existing visual character ] ] X ]
or quality of the site and its surroundings because of

height, bulk, pattern, scale, character, or other

features?

¢) Create a new source of substantial shadows, light, ] ] X ]
or glare which would adversely affect day or nighttime
views in the area?

The proposed project is not located in the vicinity of a scenic highway, corridor, hillside, or ridgeline. The
project would not obstruct views from a regional riding or hiking trail as it is not located in the vicinity of
any trails. Seventeen non-oak trees are to be removed as a part of the project and are to be replaced on a
one 1o one basis. The proposed project would be consistent with the visual character of the surrounding
area as a multi-family residential complex is located directly adjacent to the project. The buildings will be
setback 30 feet from the front property line and designed with garden landscaping along the Avalon

Boulevard street frontage.
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2. AGRICULTURE / FOREST

Less Than
Significant
Potentially  Impact with  Less Than
Significant  Mitigation Significant No
Impact Incorporated Impact Impact
Would the project:

a) Convert Prime Farmland, Unique Farmland, or ] ] ] 4
Farmland of Statewide Importance (Farmland), as

shown on the maps prepared pursuant to the

Farmland Mapping and Monitoring Program of the

California Resources Agency, to non-agricultural use?

Source: Farmland Mapping and Monitoring Program, California Department of Conservauon

b) Conflict with existing zoning for agricultural use, ] ] [] X
with a designated Agricultural Opportunity Area, or
with a Williamson Act contract?

Source: LA County General Plan

¢) Conflict with existing zoning for, or cause rezoning ] ] ] X
of, forest land (as defined in Public Resources Code §

12220 (g)) or timberland zoned Timbedand

Production (as defined in Public Resources Code §

4526)?

d) Resultin the loss of forest land or conversion of Il ] ] X
forest land to non-forest use?

X

e) Involve other changes in the existing environment O] ] ]
which, due to their location or nature, could result in

conversion of Farmland, to non-agricultural use or

conversion of forest land to non-forest use?

There arc no lands in the W Rancho Dominguez-Victoria Community that are designated as Prime
Farmland, Unique Farmland, or Farmland of Statewide Importance. The EMMP does not include this
portion of the County in its mapping effort due to the predominance of urban development and the lacl of
agricultural uses. Thus, the proposed project would have no impact on designated Farmlands. The project
site is not zoned as forest land or timber land and there are no Williamson Act Contracts in the vicinity of
the proposed project. There are no forests or designated farmlands in the vicinity of the project site and no
conversion of forest land or farmland to other uses or would oceur with the proposed project. No impact
on existing forest.
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3. AIR QUALITY

Where aualable, the sigrificance onteria established by the applicable air quality managerent or air pollution control distract

iy be elied sspon to make the following deternanatiors.

Would the project:

a) Contlict with or obstruct implementation of
applicable air quality plans of the South Coast AOMD
{SCAQMD) or the Antelope Valley AQMD?

b) Violate any applicable federal or state air quality
standard or contribute substantially to an existing or
projected air quality violation (i.c. exceed the State’s
criteria for regional significance which is generally (a)
500 dwelling units for residential uses or (b) 40 gross
acres, 650,000 square feet of floorarea or 1,000
employees for nonresidential uses)?

¢) Exceed a South Coast AQMD or Antelope Valley
AQMD CEQA significance threshold?

d) Otherwise resultin a cumulatively considerable net
increase of any criteria pollutant for which the project
region is non-attainment under an applicable federal

or state ambient air quality standard?

¢) Expose sensitive receptors (e.g., schools, hospitals,
parks) to substantial pollutant concentrations due to
location near a freeway or heavy industrial use?

f) Create objectionable odors affecting a substantial
number of people?

Potentially
Significant
Impact

]

[

-

Less Than
Significant
Impact with
Matigation

Less Than
Significant

Incorporated  Impact

L]

L]

L]

L]

=1

No
Impact

L)

L]
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The proposed project involves the construction of fifty-five (55) residential units and the proposed use will not result
in any toxic emissions. As a result, no significant adverse impacts on sensitive receptors are anticipated to result from

the proposed project’s implementation. Project will implement best management practices for dust control during
construction.
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4. BIOLOGICAL RESOURCES

Less Than
Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  Ne
Impact Incorporated  Impact Impact
Would the project:

a) Have a substantial adverse effect, either directly or ] ] X ]
through habitat modifications, on any species

identified as a candidate, sensitive, or special status

species in local or regional plans, policies, or

regulations, or by the California Department of Fish

and Game (DFG) or U.S. Fish and Wildlife Service

(USFWS)?

b) Have a substantial adverse effect on sensitive ] (] ] B
natural communities (e.g., riparian habitat, coastal

sage scrub, oak woodlands, non-jurisdictional

wetlands) identified in local or regional plans, policies,

and regulations DFG or USFWS? These communities

include Significant Ecological Areas (SE As) identified

in the General Plan, SE A Buffer Areas, and Sensitive

E nvironmental Resource Areas (SERAs) identified in

the Coastal Zone Plan.

Source: LA County General Plan

c) Have a substantial adverse effect on federally ] ] ] X4
protected wetlands (including ma rshes, vernal pools,

and coastal wetlands) or waters of the United States,

as defined by § 404 of the Clean Water Act through

direct removal, filling, hydrological interruption, or

other means?

d) Interfere substantially with the movement of any ] ] L] X
native resident or migratory fish or wildlife species or

with established native resident or migratory wildlife

corridors, or impede the use of native wildlife nursery

sites?

e) Convert oak woodlands (as defined by the state, 1 ] ]
oak woodlands are oak stands with greater than 10%
canopy cover with oaks at least 57 inch in diameter

X

10/32



measured at 4.5 feet above mean natural grade) or
otherwise contain oak or other unique native trees
(junipers, Joshuas, etc.)?

f) Conflict with any local policies or ordinances ] [] [] X
protecting biological resources, including Wildflower

Reserve Areas (L.A. County Code, Title 12, Ch. 12.36)

and the Los Angeles County Oak Tree Ordinance

(L.A. County Code, Title 22, Ch. 22.56, Part 16)?

g) Conflict with the provisions of an adopted state, L] ] ] X
regional, or local habitat conservation plan?

The project is not located in a Significant Ecological Area (SEA) or in the vicinity of a federally protected
wetland, therefore the project would not have an impact on SEA’s or federally protected waters. As
indicated in the preceding sections, the project is located in an urbanized area. Native habitat in the vicinity
of the project site has been disturbed as part of the area’s past development. The proposed project site is
located in the midst of an existing mixed use neighborhood that contains some higher density residential
development as well as a mix of commercial and light manufacturing uses. Residential land uses are to the
West, South and East. A 42-unit senior housing development is adjacent to the project site.
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5. CULTURAL RESOURCES

Less Than

Significant
Potentially  Impact with  Less Than
Significant  Mitigation Significant  No

Impact Incorporated  Impact Impact
Would the project:
a) Cause a substantial adverse change in the (] (] ] X
significance of a historical resource as defined in
CEQA Guidelines § 15064.5?
b) Cause a substantial adverse change in the ] ] [] X
significance of an archaeological resource pursuant to
CE QA Guidelines § 15064.5?
¢) Directly or indirectly destroy a unique [] [] [] <
paleontological resource orsite or unique geologic
feature, or contain rock formations indicating
potential paleontological resources?
d) Disturb any human remains, including those [] [] ] [

interred outside of formal cemeteries?

There are no “historically significant” structures or archaeological resources as defined in the State CEQA Guidelines,
and therefore there will be no impact.
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6. ENERGY
Less Than
Significant
Potentially Impact with — Less Than
Significant  Mitigation Significant  No

Impact Incorporated  Impact Impact
Would the project:
a) Comply with Los Angeles County Green Building (] ] X ]
Standards?(L.A. County Code Title 22, Ch. 22.52, Part
20 and Title 21, § 21.24.440.)
b) Involve the inefficient use of energy resources (see ] ] X []

Appendix F of the CEQA Guidelines)?

The proposed project will be designed to meet current Los Angeles County Green Building standards and
will include various energy saving elements such as occupancy sensors, daylighting, water efficient
appliances/ fixtures and drought tolerant plants.
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7. GEOLOGY AND SOILS

Potentially
Significant
Impact

Would the project:

a) Be located in an active or potentially active fault

zone, Seismic Hazards Zone, or Alquist-Priolo

Earthquake Fault Zone, and expose people or

structures to potential substantial adverse effects,

including the risk of loss, injury, or death involving:

i) Rupture of a known earthquake fault. ]

Source: The California Geological Survey: Alquist-Priolo Earthquale Fault Zone Maps

Less Than
Significant
Impact with
Mitigation
Incorporated

L]

ii) Strong seismic ground shaking? ]

Source: The California Geological Survey

iii) Seismic-related ground failure, including ]
liquefaction?

]

]

Less Than
Significant
Impact

X

No liquefaction zone near the subject property. Source: The California Geological Survey

iv) Landslides? ]

Source: Plate 5 Los Angeles County Landslide Inventory Map

b) Result in substantial soil erosion or the loss of ]
topsoil?
¢) Be located on a geologic unit or soil that is ]

unstable, or that would become unstable as a result of
the project, and potentially result in on- or off-site
landslide, lateral spreading, subsidence, liquefaction
or collapse?

d) Be located on expansive soil, as defined in Table ]
18-1-B of the Uniform Building Code (1994), creating
substantial nisks to life or property?

U

]

X

No
Impact
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e) Have soils incapable of adequately supporting the R U] X ]
use of septic tanks or alternative waste water disposal

systems where sewers are not available for the disposal

of waste water?

f) Conflict with the Hillside Management Area ] ] ]
Ordinance (L.A. County Code, Title 22, § 22.56.215) or

hillside design standards in the County General Plan

Conservation and Open Space Element?

X

The Newport-Inglewood fault is located 1,129 feet southwest of the project site. It is unlikely that the
property is subject to seismic ground shaking because the nearest seismic zone is located 826 feet southwest
from the subject property. ‘The project is not located in an area of liquefaction. A sewer area study is to be
submitted to Public Works for review.
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3. GREENHOUSE GAS EMISSIONS

Less Than

Significant
Potentially Impactwith  Less Than
Significant ~ Mitigation Significant  No
Impact Incorporated  Impact Impact

Would the project:

a) Generate greenhouse gas (GhGs) emissions, either ] ] X ]
directly or indirectly, that may have a significant

impact on the environment (i.e., on global climate

change)? Normally, the significance of the impacts of

a project’s GhG emissions should be evaluated as a

cumulative impact rather than a project-s pecific

impact.

b) Conflict with any applicable plan, policy, or ] ] X ]
regulation adopted for the purpose of reducing the

emissions of greenhouse gases including regulations

implementing AB 32 of 2006, General Plan policies

and implementing actions for GhG emission

reduction, and the Los Angeles Regional Climate

Action Plan?

Temporary impacts would result from construction of the proposed project. GHGs would be emitted by
construction equipment and worker vehicles, however, these GHG emissions would be short-term and
would be considered less than significant. Long-term annual GHG emissions atuibuted to the proposed
project would be generated from the increased use of electricity and water and from vehicle trips generated
by the project, however by using energy efficient technology GHG’s would be less than significant.
Additionally, the project requires thirty-one of the fifty-five units be set aside for homeless and very-low
income families whose head of household is living with 2 mental illness, therefore a majority of the residents

will not be driving vehicles keeping the vehicle trip to a minimum and the GHG’s would be less than
significant.
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9. HAZARDS AND HAZARDOUS MATERIALS

Would the project:

a) Create a significant hazard to the public or the
environment through the routine transport, storage,
production, use, or disposal of hazardous materials or
use of pressurized tanks on-site?

b) Create a significant hazard to the public or the
environment through reasonably foreseeable upset
and accident conditions involving the release of
hazardous materials or waste into the environment?

¢) Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste
within 500 feet of sensitive land uses (e.g., homes,
schools, hospitals)?

d) Be located on a site which is included ona list of
hazardous materials sites compiled pursuant to
Government Code § 65962.5 and, as a result, would it
create a significant hazard to the public or the
environment?

e) Fora project located within an airport land use
plan, or where such a plan has not been adopted,
within two miles of a public airport or public use
airport, would the project resultina safety hazard for
people residing or working in the project area?

f) Fora project within the vicinity of a private airstrip,
would the project result in a safety hazard for people
residing or working in the project area?

Potentially
Significant
Impact

L]

Less Than

Significant

Impact with ~ Less Than
Mitigation Significant
Incorporated  Impact

L] U

No
Impact

X
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g) Impair implementation of, or physically interfere ] ] X ]
with, an adopted emergency response plan or
emergency evacuation plan?

h) Expose people or structures to a significant nisk of
loss, injury or death involving fires, because the
project is located:

i) ina Very High Fire Hazard Severity Zones ] ] (] X
(Zone 4)?

Source: LA County Fire Department

ii) ina high firc hazard area with inadequate ] ] ] <

access?

Source: LA County Fire Department

iii) in an area with inadequate waterand L] ] | X
pressure to meet fire flow hazards?

Source: LA County Fire Department

iv) in proximity to land uses that have the L] ] X ]
potential for dangerous fire hazard (such as

refineries, flammables, and explosives

manufacturing)?

Source: Project land use map

Facility maintenance activities for the project are are likely to " utilize hazardous materials in limited
quantities, such as paints, thinners, cleaning solvents, fertilizers and pesticides. These hazardous materials
would be stored on-site in a maintenance room. Site improvements would not result in a significant hazard
to the public or the environment through foreseeable upset and accident conditions that may release
hazardous materials into the environment. The proposed project would utilize existing access to public
roadways and would not interfere with emergency response or evacuation of adjacent sites. The project is
located in an urbanized area and not located in a very high fire hazard severity zone. It will be required to
provide adequate access from Avalon Boulevard and provide standard fire flow availability. The site 1s
adjacent to multi-family residential to the South, single-family residential to the West and East and light
manufacturing to the North. The light manufacturing consists of an industrial clothing launderer and a steel
product manufacturer. The project site is located 2.2 miles away from the Compton/ Woodley Airport, a
county-owned public-use airport located in the central business district of Compton.
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10. HYDROLOGY AND WATER QUALITY

Less Than
Significant
Potentially  Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated  Impact Impact
Would the project:
a) Violate any water quality standards or waste ] ] ]
discharge requirements?

b) Substantially deplete groundwater supplies or ] ] X ]
interfere substantially with groundwater recharge such

that there would be a net deficit in aquifer volume or a

lowering of the local groundwater table level (e.g., the

production rate of pre-existing nearby wells would

drop to a level which would not support existing land

uses or planned uses for which permits have been

granted)?

c) Substantially alter the existing drainage pattern of L] ] X ]
the site or area, including through the alteration of the

course of a stream or river, in a manner which would

result in substantial erosion or siltation on- or off-site?

d) Substantially alter the existing drainage pattern of ] O] X ]
the site or area, including through the alteration of the

course of a stream or river, or substantially increase

the rate or amount of surface runoff in a manner which

would result in flooding on- or off-site?

¢) Create or contribute runoff water which would [] Il 4 ]
exceed the capacity of existing or planned stormwater
drainage systems?

f) Generate construction or post-construction runoff ] ] X ]
that would violate applicable stormwater NPDES

permits or otherwise significantly affect surface water

or groundwater quality?

g) Conflict with the Los Angeles County Low Impact ] ] X ]
Development Ordinance (L.A. County Code, Title 12,
Ch. 12.84 and Title 22, Ch. 22.52)?
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h) Result in point or nonpoint source pollutant
discharges into State Water Resources Control Board-
designated Areas of Special Biological Significance?

i) Use septic tanks orother private sewage disposal ] ] X ]
system in areas with known septic tank limitations or
in close proximity to a drainage course?

j) Otherwise substantially degrade water quality? ] ] X ]

k) Place housing within a 100-year flood hazard area ] ] X ]
as mapped on a federal Flood Hazard Boundary or

Flood Insurance Rate Map, or within a floodway or

floodplain?

1) Place structures, which would impede or redirect ] [l []
flood flows, within a 100-year flood hazard area,
floodway, or floodplain?

m) Expose people or structures (o a significant risk of (] ] X ]
loss, injury or death involving flooding, including
flooding as a result of the failure of a levee or dam?

n) Place structures in areas subject to inundation by (] ] X ]
seiche, tsunami, or mudflow?

The proposed development (buildings and parking lot) would alter the topography of the site and increase
the amount of impermeable surface area. This will result in changes to the current drainage patterns on the
project site, as well as the potential for erosion and run-off dunng construction. However, this would be
common for any development of the subject site. Due to the scope of the project, it requires the review and
conceptual approval of a National Pollutant Discharge Elimination System (NPDES) permit through the

County Department of Public Works.

'The proposed project will not involve or require the withdrawal of groundwater. In addition, given the
elevation and topography of the project site, it would not be likely to provide suitable opportunities for
groundwater recharge. Therefore there is no impact.

There are no Federally-mapped 100-year flood hazard areas in the project vicinity. Therefore there i$ no
impact. There is no dam or levee anywhere in the vicinity of the project site. Therefore there is no impact.
The subject property does not adjoin an ocean, lake or other body of water, so there is no risk of inundation
by seiche, tsunami, or mudflow. Therefore there is no impact.
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11. LAND USE AND PLANNING

Less Than
Significant
Potentially Impact with ~ Less Than
Significant  Mitigation Significant  No
Impact Incorporated  Impact Impact
Would the project:

a) Physically divide an established community? (] [] X []

Source: LA County General Plan

b) Be inconsistent with the plan designations of the (] (] X []
subject property? Applicable plans include: the

County General Plan, County specific plans, County

local coastal plans, County area plans, County

community/neighborhood plans, or Community

Standards Districts.

Source: LA County General Plan

¢) Be inconsistent with the zoning designation of the [] ] X ]
subject property?

Source: LA County Zoning Code

d) Conflict with Hillside Management Criteria, SEA ] [] ] X
Conformance Criteria, or other applicable land use
critenia?

Source: LA County General Plan and LA County Zoning Code

The proposed project includes fifty-five (55) affordable multi-family units on two vacant parcels that 1s
surrounding mostly by developed properties. Thereby, the proposed project is an in-fill project within the
surrounding community. The proposed project would develop an existing partially vacant site, but would
not disrupt or divide the existing pattern of development surrounding the project site. The proposed rental
affordable housing project for homeless/very-low income individuals and families whose heads of
households are living with a mental illness is compatible with other existing land uses along Avalon
Boulevard. The apartments are an allowed use in the G2 (Neighborhood Commercial) Zone with a
conditional use permit. The project site is designated at Category 1 —Low Density Residential in the LA
County General Plan, the project is also applying for a discretionary housing permit to allow for a density
bonus under the Los Angeles County Zoning Code. As such, the proposed project will not physically divide
an established community nor be inconsistent with the plan designations on the property and therefore
there will be less than a significant impact. The project would also not conflict with any Hillside
Management Criteria or SEA Conformance Criterfa as the project is not located within an SEA or Hillside
Management Area.
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12, MINERAL RESOURCES

Less Than

Significant
Potentially ~ Impact with  Less Than
Significant  Miligation Significant No
Impact Incorporated  Impact Impact

Would the project:

a) Result in the loss of availability of 2 known mineral ] ] ] X
resource that would be of value to the region and the
residents of the state?

Source: California Department of Oil, Gas, and Geothermal Resources, Well Locations and Oil/ Gas Fields,

July 2008.

b) Result in the loss of availability of a locally- 4 ([l ] X
important mineral resource recovery site delineated on

a local general plan, specific plan or other land use

plan?

Source: LA County General Plan

There are no designated Mineral Resource Zones within the project area. The project site is not designated
as 2 mineral resource recovery site, therefore the project would not result in the loss of availability of any
locally important mineral resource recovery sites. As such, there is no impact.
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13. NOISE
Less Than
Significant
Potentially  Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated  Impact Impact
Would the project result in:

a) Exposure of persons to, or generation of, noise (] [] Y []
levels in excess of standards established in the County

noise ordinance (Los Angeles County Code, Title 12,

Chapter 12.08) or the General Plan Noise Element?

Source: LA County Noise Standards

b) Exposure of sensitive receptors (e.g., schools, [] [] X []
hospitals, senior citizen facilities) to excessive noise
levels?

A senior housing complex is located adjacent to the project.

¢) Asubstantial permanent increase in ambient noise ] [] X ]
levels in the project vicinity above levels existing

without the project, including noise from parking

areas?

d) A substantial temporary or periodic increase in L] [] X L]
ambient noise levels in the project vicinity above levels

existing without the project, including noise from

amplified sound systems?

e) Fora project located within an airport land use ] [] X ]
plan or, where such a plan has not been adopted,

within two miles of a public airport or public use

airport, would the project expose people residing or

working in the project area to excessive noise levels?

Source: Airport Influence Areas Policy Map, LA County General Plan: LA County Airport Land Use
- Commission

f) Fora project within the vicinity of a private airstrip, L] ] ] X
would the project expose people residing or working

in the project area to excessive noise levels?

The project is not within the vicinity of a private aurstrip.

There are no private airstrips located in the vicinity of the project.. Therefore, Project implementation would
not result in a safety hazard associated with a private airstrip for people residing or working in the project
area. The most common sources of noise in the project vicinity are transportation related noise sources,
including automobiles and trucks, The primary source of roadway noise near the project site is traffic along
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Avalon Boulevard. The project will be required to comply with LA County Noise standards. Operation of
the proposed project would generate noise levels that may periodically be audible to sensitive receprors near
the project site. However, noise levels are not expected to exceed the County’s noise ordinance standards.
The proposed project would result in an increase fifty-five (55) affordable units on-site. Sensitive receptors
near the project site may periodically hear increased noises (e.g., music, conversations, doors slamming)
associated with the operation of the apartment units. However, noise from on-site activities would generally
be lower than the existing traffic and industrial noise levels in the area and would not be expected to exceed
the County’s Noise Ordinance standards. Noise associated with parking lot activity, such as slamming car
doors and squealing tires, is also common with residential uses. However, parking lot noise from the
proposed project would generally be lower than the existing traffic and industrial noise levels in the area and
would not be expected to exceed the County’s Noise Ordinance standards. Therefore, operational noise
associated with project-related activities would be less than significant. The project site is located 2.2 miles
away from the Compton/Woodley Airport, a county-owned public-use airport located in the central
business district of Compton. For noise generated during construction, the County regulates noise through
the Los Angeles County Municipal Code, Title 12, Chapter 12.08, Noise Control. It states that no
construction equipment may operate between the hours of 7:00 p.m. and 7:00 am, Monday through
Saturday, or at any time on Sunday or holidays, if the noise disturbance crosses a residential or commercial
real property line.
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14, POPULATION AND HOUSING

Less Than

Significant
Potentially Impactwith  Less Than
Significant Mitigation Significant  No
Impact Incorporated Impact Impact

Would the project:

a) Induce substantial population growth in an area, [] ] X L]
either directly (for example, by proposing new homes

and businesses) or indirectly (for example, through

extension of roads or other infrastructure)?

Source: Growth Forecast SCAG 2008 Regional Transportation Plan (RTP).

b) Cumulatively exceed official regional or local (] [] X ]
population projections?

Source: Growth Forecast SCAG 2008 Regional Transportation Plan (RTP).

¢) Displace existing housing, especially affordable ] ] X ]
housing?

d) Displace substantial numbers of people, ] ] X ]
necessitating the construction of replacement housing

elsewhere?

The proposed project would increase housing options and potentially population growth but not beyond the
expected increase already projected. According to growth projections for the Unincorporated Los Angeles
County area in the Gateway planning area population is expected to increase by 11% by 2035 (from 129,247
1o 149,829). Currently, the site is developed with four single-family structures; however they are dilapidated
and unoccupied. No people would be displaced as the dwellings are uninhabitable.

The proposed project involves the construction of 55 new dwelling units. The LA County General Plan
estimates an average of persons per household in the unincorporated area at 3.85 for mulu-family housing.
Using this rate, the proposed project would accommodate approximately 211 persons. According to the
Los Angeles County 2008 Housing Element, the most recent Regional Housing Needs Assessment (RHINA)
allotment for the County Unincorporated areas is 57, 176 units from 2008 through 2014 of which 14,425
and 9,073 units shall be affordable to extremely very low and low income household respectively. The
proposed project will account for less than 1% of the overall number of units needed to meet the projected
affordable housing need of 57,176 units. Therefore, the population and housing impacts of the proposed
project will be less than significant.
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15. PUBLIC SERVICES

Less Than
Significant
Potentially  Impact with  Less Than
Significant  Mitigation Significant  No
Impact Incorporated  Impact Impact
a) Would the project create capacity or service level
problems, or result in substantial adverse physical
impacts associated with the provision of new or
physically altered governmental facilities in order to
maintain acceptable service ratios, response times or
other performance objectives for any of the public
services:

Fire protection?
Source: LA County Fire Department

X

Sheriff protection?
Source: LA County Sheriff’s Department

m

Schools?
Parks?
Librares?

O 0O O 0O O O
O 0O O o o 34d
X

X
O o O 0O 0O O

Other public facilities?

The LA County Fire Department provides fire protection services in the unincorporated County area. The
closest fire station 1s Station No. 95, which is located at 137 West Redondo Beach Blvd, Gardena, CA
90248-2220, approximately 2 miles southwest from the project site. The LA County Sheriff’s Department
provides Shenff protection services in the unincorporated County area. The closest Sheriff Station is
located at 301 South Willowbrook Avenue Compton, CA 90220-3135, approximately 3.4 miles from the
project site. The proposed project could generate additional school-aged children, which would increase
enrollment at existing school facilities. The Compton School District to be consulted. The project would
result in a net increase of 55 dwelling units on-site and would increase the demand for usage of existing
parks in the area. There are four parks within one mile of the project site: Enterprise Park, Athens Park,
Roy Campanella Park, Willowbrook Park. 'The proposed increase in population caused by the project is not
expected to place significant additional demands upon public safety services, therefore the public services
impacts of the project are expected to be less than significant. Library fees will apply to accommodate the
increase in population, therefore the impact would be less than significant.
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16. RECREATION

a) Would the project increase the use of existing
neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of
the facility would occur or be accelerated?

b) Does the project include recreational facilities or
require the construction or expansion of recreational
facilities which might have an adverse physical effect
on the environment?

c) Is the project consistent with the Department of
Parks and Recreation Strategic Asset Management
Plan for 2020 (SAMP) and the County General Plan
standards for the provision of parkland?

d) Would the project interfere with regional open
space connectivity?

Potentially
Significant
Impact

[]

Less Than

Significant

Impact with ~ Less Than
Mitigation Significant
Incorporated  Impact

L]

[ X
] X
[ X

No
Impact

]

The proposed project includes both common and private open space and recreation facilities and areas. The common
facilities include a garden, atrium, adult patio, children’s play area, community hall, basketball court and walkways on
the ground level. The pnvate facilities include balconies/decks for each unit. These facilities will be constructed
concurrent with the proposed project and will, in and of themselves, have no significant impacts that are not
addressed elsewhere in this analysis. As such, there will be no impact.
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17. TRANSPORTATION/TRAFFIC

Less Than
Significant

Potentially Impact with  Less Than
Significant  Mitigation Significant

Impact Incorporated Impact

Would the project:

a) Conlflict with an applicable plan, ordinance, or L] ] X
policy establishing a measure of effectiveness for the
performance of the circulation system, taking into
account all modes of transportation, including mass
transit and non-motorized travel, and relevant
components of the circulation system, including but
not limited to intersections, streets, highways and
freeways, pedestrian and bicycle paths, and mass
transit? Measures of performance effectiveness include
those found in the most up-to-date Southermn
California Association of Governments (SCAG)
Regional Transportation Plan, County Congestion
Management Plan, and County General Plan Mobility
Element.

b) Exceed the County Congestion Management Plan L] ] X
(CMP) Transportation Impact Analysis thresholds?

¢) Conflict with an applicable congestion ] ]
management program, including, but not limited to,

level of service standards and travel demand measures,

or other standards established by the CMP, for

designated roads or highways (50 peak hour vehicles

added by project traffic to a CMP highway system

intersection or 150 peak hour trips added by project

teaffic to a mainline freeway link)?

X

d) Result in a change in air traffic patterns, including ] ] X
either an increase in traffic levels ora change in
location that results in substantial safety risks?

e) Substantially increase hazards due to a design ] ] X
feature (e.g., sharp curves or dangerous intersections)
or incompatible uses (e.g., farm equipment)?

No
Impact
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f) Resultin inadequate emergency access?

g) Conflict with the Bikeway Plan, Pedestrian Plan,
Transit Oriented District development standards in
the County General Plan Mobility Element, or other
adopted policies, plans, or programs supporting
alternative transportation (e.g., bus tumouts, bicycle
racks)?

h) Decrease the performance or safety of alternative
transportation facilities?

Per the Department of Public Works, a traffic study is not needed for this project as it will have less than a significant

impact .
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18. UTILITIES AND SERVICE SYSTEMS

Less Than

Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant  No

Impact Incorporated Impact Impact
Would the project:
a) Exceed wastewater treatment requirements of the L] (] X []
Los Angeles or Lahontan Regional Water Quality
Control Boards?
b) Create water or wastewater system capacity ] [] []
problems, or result in the construction of new water or
wastewater treatment facilities or expansion of
existing facilities, the construction of which could
cause significant environmental effects?
c¢) Create drainage system capacity problems, or ] ] []

result in the construction of new storm water drainage
facilities or expansion of existing facilities, the
construction of which could cause significant
environmental effects?

d) Have sufficient reliable water supplies available to L] ] X ]
serve the project demands from existing entitlements

and resources, considering existing and projected

water demands from otherland uses?

¢) Conflict with the Los Angeles County Low Impact [] [] X []
Development Ordinance (L.A. County Code, Title 12,

Ch. 12.84 and Title 22, Ch. 22.52) or Drought Tolerant

Landscaping Ordinance (L.A. County Code, Title 21, §

21.24.430 and Title 22, Ch. 21, Part 21)?

f) Create energy utility (electricity, natural gas, ] ] X L]
propane) system capacity problems, or result in the

construction of new energy facilities or expansion of
existing facilities, the construction of which could
cause significant environmental effects?
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g) Be served by a landfill with sufficient permitted [] ] X L]
capacity to accommodate the project’s solid waste
disposal needs?

h) Comply with federal, state, and local statutes and [] [] X ]
regulations related to solid waste?

The demand for water, wastewater treatment, and solid waste disposal attributable to this project is expected
to be minimal compared to the amount of services being offered to the service area. The applicant has
obtained will serve letters from the Golden State Water Company for water service and Southem California
Edison for electricity. Additionally, the County Sanitation Districts of Los Angeles County sent a letter
stating that the expected average wastewater flow from the project is 8,580 gallons per day and would be
processed at the Joint Water Pollution Control Plant located in the City of Carson. A Standard Urban Storm
water Mitgation Plan (SUSMP) is required, to be reviewed by Public Works. The project will be required to
comply with the LA County Low Impact Development Ordinance and the Drought Tolerant Landscaping
Ordinance.
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19. MANDATORY FINDINGS OF SIGNIFICANCE

Less Than

Significant
Potentially Impact with  Less Than
Significant  Mitigation Significant
Impact Incorporated Impact

a) Does the project have the potential to degrade the L] (] X
quality of the environment, substantially reduce the

habitat of a fish or wildlife species, cause a fish or

wildlife population to drop below self-sustaining

levels, threaten to eliminate a plant or animal

community, substantially reduce the number or

restrict the range of a rare or endangered plant or

animal or eliminate important examples of the major

periods of California history or prehistory?

b) Does the project have impacts that are individually [] ] X
limited, but cumulatively considerable?

(" Cumulatively considerable" means that the

incremental effects of a project are considerable when

viewed in connection with the effects of past projects,

the effects of other current projects, and the effects of

probable future projects)?

¢) Does the project have environmental effects which [] ] X
will cause substantial adverse effects on human
beings, either directly or indirectly?

No
Impact

O
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ATTACHMENT A 10-01629
AVALON APARTMENTS
13218 - 13224 South Avalon Boutevard
Los Angeles, CA 90061

THE REQUESTS

A Community of Friends (the Applicant) requests the approval of the following discretionary
requests:

1. Pursuant to Section 22.56.010 under Title 22 of the Los Angeles County Code, the
Applicant requests a Conditional Use Permit to locate an affordable housing apartment
complex on a parcel in the C-2 Zone, because a Conditional Use Permit is required to
allow an apartment house in the C-2 Zone, pursuant to Section 22.28.160; and

2. Pursuant to Section 22.56.1880, the Applicant requests approval of a Discretionary
Housing Permit for approval of the following “off-menu incentives” (pursuant to Section
22,52.1840 C).

a. Reduction of the required parking below that which is permitted via an on-menu
incentive item from 73 spaces to 62 parking spaces; and

b. Increase in residential density to 55 dwelling units, in lieu of the permitted 17
dwelling units for a 100% affordable project (which exceeds the 50% increase
permitted via an on-menu incentive).

PROJECT DESCRIPTION

The Applicant proposes to develop a new, 100% affordable housing project, to be named
Avalon Apartments, containing 54 income-restricted units and one manager’s unit. The project
site is currently developed with four unoccupied single-family structures, which will be
demolished. The proposed affordable multi-family housing development will accommodate low-
and very low-income individuals and families. As is typical of the Applicant's 30 other similar
affordable housing developments located across Los Angeles County, the project will provide an
on-site manager as well as a number of services to its residents. These services will be
designed to promote independence, weliness, and stability and will include on-site supportive
services

Of the fifty-five (55) residential units, thirty-one (31) units are reserved for homeless individuals
and very low-income families whose head of household is living with a mental iliness. Twenty-
three (23) of the remaining units will be reserved for low income families, and one (1) unit will be
reserved for the resident manager. The project will have a dedicated resident professional on-
site who will coordinate specific services and provide referral services for all residents. The
development will also include space for on-site management staff and case managers, a garden
area, play area for children, an outdoor ptaza, an adult patio, a basketball court, and a
community room.

As depicted on the project’s site plan, the site consists of approximately 74,914 square fest
(1.72 acres) of lot area that is in the C-2 Zone. The proposed project will consist of
approximately 50,925 square feet of floor area, with a floor area ratio of approximately 0.68 to 1.
Four of the residential units will be handicapped accessible and located on the first floor. The
55 units of deed-restricted affordable housing units provide living opportunities for very low- and
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low-income residents with income levels at or below 50% of Area Median Income (AMI). The
apartment unit mix includes 13 one-bedroom units; 22 two-bedroom units; and 20 three-
bedroom units. Of these 55 units, one one-bedroom, two two-bedroom and one three-bedroom
are fully handicapped accessible units located on the first floor of the project. The proposed site
plan provides 62 parking spaces for residents and on-site staff which breaks down to one space
per residential unit, four spaces for on-site staff, and three handicapped accessible parking
spaces. The project data table below shows that Avalon Apartments is well within the allowable
development parameters of the C-2 Zone and the Density Bonus.

Project Data Table
Development Parameter Permitted in the C-2 Zone Proposed
Lot Area 74,914 S.F. (1.72 acres) n/a
- 50,925 s f.

Floor Area no limit 0681 FAR

. 10% minimum 17.22%
Landscaping (7,491 s.£.) 12,898 s.f.
Residential Floor Area n/a 46,574 SF

. 35 feet

Height 35 feet 3 stories
Parking 73 spaces
(see details below) (per Density Bonus) Garspares

PROJECT SITE

Rectangular in shape, the Project Site is a large commercial property situated along the
commercial corridor of Avalon Boulevard in the Willowbrook Enterprise Zoned District of Los
Angeles County. The topography of the site is relatively flat terrain. The site consists of two
parcels of nearly identical size totaling approximately 74,914 square feet (1.72 acres) of lot area
which is zoned C-2. According to the Los Angeles County Tax Assessor records, the Project
Site includes the following Assessor Parcel Numbers and property addresses.

APN Address
6134-001-011 13218 South Avalon Boulevard
6134-001-012 13224 South Avalon Boulevard

The project site is located within the General Plan area of the County of Los Angeles and within
the West Rancho Dominguez — Victoria Community Standards District. It is designated “Low
Density Residential” under the land use category of the Los Angeles County General Plan.
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The property is currently developed with several dilapidated and unoccupied buildings. The
northerly parcel contains a single-family building; two one-story single-family buildings; a
garage; and a storage shed. The southerly parcel contains a one-story single-family building
and a storage/garage building.

The project site fronts on Avalon Boulevard — a major commercial street that serves local traffic
throughout the West Rancho Dominguez community and is served by mass transit, as more
fully explained below.

PARKING

As a 100% affordable project located within a 1,500-foot radius of a fully funded mass transit
station or bus stop along a major bus route, Avalon Apartments is eligible for an on-menu
Density Bonus incentive for reduced parking, pursuant to Section 22.52.1840 B of the Los
Angeles County Code. However, the 73 parking spaces that the on-menu parking incentive
would permit is still too much parking for the proposed project. Therefore, an off-menu Density
Bonus incentive for reduced parking is requested. The table beiow shows the required,
permitted, and proposed parking in greater detail.

Parking Table
Unit Size Density Bonus Parking Proposed
0-1 bedrooms 0.75 spaces/unit 1 spacefunit
13 totat units 10 spaces (rounded up) 13 spaces
2+ bedrooms 1.5 spaces/unit 1 space/unit
42 total units 63 spaces 42 spaces
Staff n/a 4 spaces
Handicapped Accessible Included above 3 spaces
Guest Parking Included above Included above
Total 73 spaces required 62 spaces proposed
55 units

The Applicant is requesting an “off-menu” incentive for a reduced parking of 62 uncovered
parking spaces instead of the required 73 spaces. The proposed project consists of 55 dwelling
units, and the Applicant proposes to provide one parking space per unit, along with four parking
spaces for management and staff and 3 handicapped parking spaces, for a total of 62 parking
spaces. The majority of the tenants (approximately 31 units) for the project will consist of very
low-income households that are reserved for homeless individuals and families whose head of
household is living with a mental iliness. The remaining 23 units are to be occupied by low-
income families and are more likely to own vehicles. There will also be one manager’s unit.
Given the population mix of the affordable multi-family complex, it is reasonable to assume that
a parking ratio of one space per unit will result in an excess of available parking spaces. The
requested “off-menu” incentive is necessary to keep the housing set-aside affordable. Without
the reduced parking, the Applicant would need to eliminate some of the outdoor recreational
amenity areas to provide more surface parking, thus reducing quality of life for individuals and
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families who are already on the brink of homelessness. Providing subterranean parking for the
project would render it financially infeasible. In the Applicant's experience with other similar
projects that contain similar parking ratios and serve similar populations, the proposed parking
will exceed demand at Avalon Apartments. Indeed, most of the parking spaces at the
Applicant’s other similar projects remain vacant even when the buildings are fully occupied.

PROXIMITY TO PUBLIC TRANSIT

The project site is served by several MTA bus lines that run along the commercial corridor of
Avalon Boulevard. In close proximity to the project site are MTA Bus Lines 51, 52, and 352,
which stop at Avalon Boulevard and 132™ Street, within one-half block of the subject site. MTA
Bus Lines 51, 52 and 352 connect to downtown Los Angeles via San Pedro Street and provide
a connection to the 7" Street/Metro Center MTA Rail Line station. They also connect to the
MTA Rapid Bus Line 715 along Manchester/Firestone, the MTA Rapid Bus Line 711 along
Florence, the MTA Rapid Bus Line 705 along Vernon, the MTA Rapid Bus Line 760, and the
MTA Green Rail Line running along 105 Freeway to the north.

SURROUNDING PROPERTIES

The Project Site is located in an area developed with a mix of commercial, retail, light industrial
and residential uses. The site is located on the east side of Avalon Boulevard — a 100-foot wide
commercial corridor — between 132™ Street to the north and 135" Street to the south.

North: The properties immediately north of the Project Site, are zoned C-2 and include a
church, light industrial and warehouse buildings, and a shopping center.

South: To the immediate south, adjacent to the Project Site on the east side of Avalon
Boulevard, is a 42-unit residential complex on parcels zoned C-2.

East: To the immediate east, at the rear of the Project Site, the property is zoned R-1 and
developed with a public right-of-way for power lines owned by the City of Los Angeles
Department of Water Power. The DWP right-of-way, adjacent to the subject property, is
approximately 106 feet in width and buffers the single family residences located to the east from
the subject property, also in the R-1 Zone.

West: To the immediate west, across Avalon Boulevard, properties are zoned C-2-CRS and
are developed with multi-family residential buildings.

STREETS AND CIRCULATION

Avalon Boulevard is improved to a width of 100 feet. According to the street map on the Los
Angeles County GIS-NET, no street dedication is required. '
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PREVIOUS CASES

CUP 04-014: Application submitted to Department of Regional Plantiing in January, 2004 to
create 65 units of affordable housing, including 33 three-bedroom units, 21 two-bedroom units
and 10 one-bedroom units. The unit mix changed in February 2004 to 25 three-bedroom units,
24 two-bedroom units and 16 one-bedroom units. Required parking was 95 spaces (59
standard spaces, 32 tandem and 4 handicapped spaces). Residential buildings were 3-stories
with 54,300 square feet of floor area. Project was later reduced to 55 units before becoming
inactive.

Beyond Shelter Housing Development, the “Applicant” for CUP 04-014, submitted a letter, dated
September 22, 2010, to the Department of Regional Planning to withdraw its zoning permit
application for the Avalon |l Family Apartments project.

Ordinance No. 2000-0066 (Zoning Case No. 99194): Rezoned the subject site and the
adjacent parcel to the south to C-2 Zone, as adopted on November 14, 2000

Ordinance No. 6139 (Zoning Case No. 2498): Rezoned the subject property and the adjacent
parcel to the south to M-1 Zone, effective February 13, 1953. The M-1 Zone extended to El
Segundo Bivd to the north.

SURROUNDING CASES

Project No. 96-148 (CUP, ZC): At its meeting on May 27, 1997, the Board of Supervisors
changed the zone from M-1 to R-2 (Ordinance No. 970023Z [Zoning Case No. 96148]);
approved a CUP and a density bonus of 50% above the density routinely allowed in the R-2
Zone, to develop 42 very low-income senior citizen housing units located at 13232 Avalon Bivd
(immediately south of the project site). The Board approved the attached Negative Declaration.
A finding was made that the change of zone is consistent with the provisions of the Low-Density
Residential classification of the General Plan.

Ordinance No. 970023Z (Zoning Case No. 96148): See above.
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CONDITIONAL USE PERMIT
BURDEN OF PROOF

In addition to the information required in the application, the Applicant shall substantiate to the
satisfaction of the Zoning Board and/or Commission the following facts:

A. That the requested use at the location will not:
1. Adversely affect the health, peace, comfort or welfare of persons residing or
working in the surrounding area, or
2. Be materially detrimental to the use, enjoyment or valuation of property of
other persons located in the vicinity of the site, or
3. Jeopardize, endanger or otherwise constitute a menace to the public health,
safety or general welfare.

The Applicant is requesting a conditional use permit to locate an affordable housing apartment
complex on a parcel in the C-2 Zone, pursuant to Section 22.56.010 of the Los Angeles County
Code. The Zoning Code, pursuant to Section 22.28.160, requires a conditional use permit for
the development of a residential project in the commercial zone. The Applicant proposes fifty-
five (65) affordable units, of which thirty-one (31) units are reserved for homeless individuals
and very low-income families whose head of household is living with a mental iliness, twenty-
three (23) units are reserved for low-income families, and one unit reserved for the resident
manager. The Applicant has extensive experience owning and operating 30 similar affordable
housing developments throughout Los Angeles County.

The project will have a dedicated resident services professional on-site who will coordinate
specific services and provide referral services for all residents. They will be designed to
promote independence, wellness and stability and will include on-site supportive services. The
development will also include space for on-site management staff and case managers, a garden
area, a play area for children, an outdoor plaza, a community room, an adult patio, and a
basketball court. The Applicant proposes a project that does not adversely affect the
surrounding area, is not materially detrimental to the use of other property in the vicinity and
does not jeopardize the public health, safety or general welfare.

The project vicinity is characterized by a mix of uses, including multi-family residential,
commercial, retail (a shopping center), a church, and light industrial The properties adjacent to
the west, across Avalon Boulevard, are zoned C-2-CRS. As noted in Section 22.40.540 of the
County Code, the intent and purpose of the CRS zone is “established in order to provide for
combining commercial and residential uses subject to specific development standards and
director’s review. It is the intent of this zone to encourage combining these uses in order to
provide additional opportunities for housing development and to reduce transportation costs,
energy consumption and air poliution.” This CRS zone designation recognizes that Avalon
Boulevard is a major commercial corridor, despite the predominance of residential properties
south of 132" Street. The mix of residential, commercial and light industrial uses along both
sides of Avalon Boulevard indicates that the health, peace, comfort or welfare of persons
residing or working in the surrounding area will not be disturbed by the development of the
proposed project. Additionally, there is no evidence that the proposed project will be materially
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detrimental to the use, enjoyment or valuation of property of other persons located in the vicinity
of the site. To the contrary, the proposed project is designed to be comparable in size and
scope to the affordable senior housing complex adjacent to the subject property. Providing for
affordable housing with supportive services, and even increasing the supply of affordable
housing, does not jeopardize, endanger or otherwise constitute a menace to the public health,
safety or general welfare. The project will be managed by professional staff to attend to the
particular needs of the tenants and will fit in well with the diversity of uses in the general vicinity.

The County of Los Angeles has long recognized that affordable housing has not been readily
made available or easily obtained. In 1978 virtually all new single-family housing was being
built for the upper-income market. The adopted 1980 General Plan, in its “General Goals and
Policies” chapter, recognized this trend, stating: "Almost no new housing is being built for
middle-income households and even less for households with lower incomes. These
households are left with older units at inflated prices.” In adopting the 1980 General Plan, the
Regional Planning Commission established a policy direction to, among other things, “promote
a more concentrated urban pattern,” and “focus new development in suitable locations.” In
support of this policy direction, the “Land Use and Urban Development Pattern” policies
included the following:

17. Promote the efficient use of land through a more concentrated pattern of urban
development, including the focusing of new urban growth into areas of suitable land.

18. Maintain a balance between increased intensity of development and the capacity of
needed facilities such as transportation, water and sewage systems.

19. Revitalize declining portions of existing urban development, with particular attention
to deteriorated industrial and low income residential areas.

The General Plan’s “Housing and Community Development” includes the following policies:

45. Increase the availability of low and moderate income housing and encourage its
distribution throughout the urban area.

47. Promote the provision of an adequate supply of housing by location, type and price.

The “Land Use Element” chapter of the 1980 General Plan analyzed land use trends between
1970 and 1975, noting that within “established urban areas, where vacant fand is scarce,
relatively high-intensity uses became the dominant form of new development.” The General
Plan also notes that properties in older urban areas were “recycled from less-intensive uses to
medium- and high-density housing." The proposed project is consistent and compatible with
these policies and objectives of the adopted 1980 General Plan. The existing subject property
is inefficiently used. The unoccupied single-family structures are deteriorated beyond repair or
rehabilitation. They need to be demolished. Avalon Apartments is a more efficient use of the
tand and will improve the area. The immediate area, which includes low income residential
areas, is in need of revitalization. This is in line with the trend that the General Plan observes:
«..[TIhe concentration of new development within existing urban areas allows for more efficient
utilization of public services and facilities, reduced energy consumption, and improved air and
water quality.” Policies in the “Land Use Element” include a policy statement to use land more
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efficiently, noting that “as readily developable prime land becomes increasingly scarce, there is
a growing need to treat remaining supplies as a valuable resource.”" In support of this
statement, the General Plan includes a policy to “concentrate well-designed, high-density
housing in and adjacent to centers to provide convenient access to jobs and services without
sacrificing livability or environmental quality.” (page IlI-11). The Draft General Plan Update and
the adopted Housing Element aiso call for the development of affordable housing near
employment opportunities and public mass transit, both of which are readily proximate to the
project site.

As the General Plan seeks to increase the availability of low-income housing, the Applicant
proposes the type of high-quality housing that fulfills the policy of providing an adequate supply
of housing in all locations, types and prices. The proposed project will increase the availability
of low-income housing to a wider range of tenants — including housing available to individuals
and families struggling with mental illness. The location of the proposed project is suitable for
increased density because the infrastructure is in place for water and sewage systems, and
public transportation is readily available and accessible for new tenants.

The General Plan views that land use planning policies must be coordinated with transportation
improvements. The “Transportation Element” chapter of the adopted 1980 General Plan
recognizes that the pattern of development in Los Angeles County has been “dispersed,
relatively low-density land use, which, in the past, has encouraged the expansion of urban uses
into sparsely populated or rural areas.” In an effort to make more efficient use of available land,
the Transportation Element advocates that “urban land uses must be encouraged to take a
more concentrated pattern and the older urban areas maintained as attractive places to live and
work.” It also contends that “new medium- and high-density residential development and new
intensive commercial development should be located in proximity to public transportation
service to increase patronage, conserve energy, reduce pollution and increase mobility.” (page
V-3). This policy is essentially identical in spirit to the Land Use Element policy that seeks to
concentrate high-density housing in and adjacent to centers for employment and services. The
proposed project would do just that — bring high-density housing to an existing center of
employment and services. Avalon Apartment's residents will easily access jobs and various
shopping and service opportunities in the immediate neighborhood.

In its initial preparation of a comprehensive update of the 1980 General Plan, the County
released a draft document to establish new goals and policies entitled “Shaping the Future
2025." This General Plan Update framework advocates several countywide strategies,
including a Housing Strategy. The Housing Strategy identifies “low- and moderate-income
housing” to be encouraged throughout the urban area. The General Plan Update's draft Land
Use Element sets forth the following goals and policies:

Goal L-1: Land used efficiently to accommodate the needs of an expanding population.
Policy L-1.12: Support efforts to increase the supply of affordable housing, including
rehabilitation of existing stock, density bonuses, second unit conversions, and County
procedural practices that encourage private sector and public/private partnerships.

The General Plan Update’s Housing Element emphasizes the special housing needs of target
population groups, including the homeless, and sets forth the following goals and policies:
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Goal H-1: A wide range of housing types in sufficient quantity to meet the needs of
current and future residents, particularly persons and househelds with special needs,
including but not limited to lower-income households, senior citizens, and the homeless.

Policy H-1.1: Coordinate with the private sector in the development of a variety of
affordable and special needs housing for both rental and homeownership. Where
appropriate, promote such development by the use of incentives.

Policy H-1.2: Assist private nonprofit housing developers in focating and aggregating
suitable sites for developing housing for very low and low-income households and for
other special need groups.

Goal H-4: Accessibility to adequate housing, employment centers and availability of
community services for all persons without discrimination in accordance with federal and
state fair housing laws.

Policy H-4.2: Support the development of affordable housing near employment
opportunities and/or within a reasonable distance of public mass transit.

As reflected in “Shaping the Future 2025, the General Plan Update expressly recognizes the
need to establish countywide strategies to increase the availability of low-income housing, while
particularly addressing the special needs of the homeless. The General Plan Update
specifically identifies the imperative for the government to promote affordable housing by means
of incentives by working with the private sector and assisting nonprofit housing developers. The
Applicant is a nonprofit housing developer that will give the County the opportunity to act on this
need.

Following “Shaping the Future 2025," the County prepared the 2008 Draft General Plan, which
contains several planning assumptions, such as in Chapter 2: that “housing demand, especially
for affordable housing, will remain high,” and that “higher density housing is needed to balance
shortages of land for development and the increasing needs for housing and commerce.” In
Chapter 3, the Land Use Element of the Draft General Plan proposes a “smart growth” strategy
that results in the “best outcomes for each individual community.” For example, the Draft
General Plan states that “smart growth in the County's southem basin involves increasing
residential and commercial densities along designated transit corridors, encouraging infill
activity and economic investment, and protecting existing community character.” The proposed
project is located in the County’s southern basin and along a designated transit corridor, thereby
implementing the County's smart growth strategy.

Chapter 3, the Land Use Element, sets forth the following smart growth principles:
o Prioritize development of vacant and underutilized parcels within the County's existing
urban areas;
s Concentrate development along existing public transit corridors; and
o Increase density along public transit corridors and within a quarter mile radius of transit
hubs.

it also includes the following goals and policies that apply to land use:
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Goal LU-1: Efficient and progressive smart growth land use policies that address the
diverse needs of all County residents. B

Policy LU-1.1: Encourage urban infill development on vacant, underutilized sites, and
brownfield areas.

Policy LU-1.4: Promote land use practices that encourage housing to be developed in
proximity to employment opportunities.

Policy LU-1.5: Encourage compact development and increased residential density in
appropriately designated areas.

Policy LU-1.6: Support creative housing development that provides mixed-income,
affordable, and rental housing in various housing types and densities.

Both the “Shaping the Future 2025" General Plan Update framework and the 2008 Draft
General Plan establish several goals and policies to achieve affordable low-income housing that
accommodates persons with special needs, such as the proposed housing with supportive
services. The Applicant is the type of nonprofit affordable housing developer that the County
has specifically identified as a partner in its efforts to locate affordable housing on suitable sites.
The proposed new housing project is an urban infill development on an underutilized,
abandoned site that is located in a commercial corridor where employment opportunities exist at
neighboring commerecial, retail and industrial properties.

On August 5, 2008, the Los Angeles County Board of Supervisors adopted the Housing
Element, which serves as a policy guide to address the housing issues, especially low- and
moderate-income housing. In Chapter 1, entitled “Goals and Policies,” the Housing Element
notes that the “County places particular emphasis on providing housing opportunities to low-income
households and those with special needs, such as seniors, persons with disabilities, the homeless,
and those in transitional living situations,” some of which are populations that Avalon Apartments witl
serve. Accordingly, the Housing Element sets forth the following policies to guide future
development toward the production of a diverse housing supply:

Goal 1: A wide range of housing types in sufficient supply to meet the needs of current
and future residents, particularly persons with special needs, including but not limited to
low income households, seniors, persons with disabilities, single-parent households, the
homeless and at-risk homeless, and farmworkers.

Policy 1.2: Mitigate the impacts of governmental regulations and policies that constrain
the provision and preservation of affordable housing and housing for persons with
special needs.

Policy 1.3: Coordinate with the private sector in the development of affordable and
special needs housing for both rental and homeownership. Where appropriate, promote
such development through incentives.
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Policy 1.4: Assist private nonprofit housing developers in identifying and consolidating
suitable sites for developing housing for low income households and other special needs
groups. E

Goal 2: Sustainable communities with access to employment opportunities, community
facilities and services, and other amenities.

Policy 2.1: Support the development of affordable housing near employment
opportunities and/or within a reasonable distance of public transportation.

Goal 4: A housing delivery system that provides assistance to low and moderate income
households and those with special needs.

Policy 4.1: Provide financial assistance and supportive services fo assist low and
moderate income households and those with special needs to attain and maintain
affordable and adequate housing.

In Chapter 2, entitled “Programs and Resources,” the Housing Element notes that commercial
sites offer the best potential for residential development. It maintains that the "majority of future
residential development is expected to occur along commercial corridors and around transit
centers under the County's Mixed Use Ordinance and Transit Oriented Districts Ordinance.
Vacant and underutilized commercial sites can potentially accommodate approximately 14,000
units in the unincorporated areas.” The project site is exactly the type of commercial site that
the Housing Element describes. Therefore, Avalon Apartments will not be materially detrimental
to the use, enjoyment or valuation of property of other persons in the vicinity of the site. The
County implicitly acknowledges the need for the requested Conditional Use Permit to locate
housing in a commercial zone.

The “Programs and Resources” chapter of the Housing Element notes that “State law mandates
that local jurisdictions provide sufficient land to accommodate a variety of housing opportunities
for all economic segments of the community." Further, the State law requires local jurisdictions
to provide a share of the region’s projected housing needs — the Regional Housing Needs
Assessment (RHNA) allocation — for each designated planning period. The County of Los
Angeles has been allocated an RHNA of 57,176 units, of which 23,498 units (approximately
41%) are designated for extremely low-/very low-income and low-income. The RHNA allocation
of 41% of units to be available for very low-and low-income households is, at best, difficult to
achieve. Approving the requested Conditional Use Permit will allow the proposed project to add
55 units to the affordable housing stock, thereby assisting the County's efforts to comply with
RHNA requirements.

As noted above, the County recognizes the need to provide housing for low-income households,
particularly for persons with special needs, such as those that the proposed project will house.
For example, in the “Housing Analyses” (contained in Chapter 3 of the Housing Element), the
County acknowledges the importance of making housing opportunities available to people with
special needs because such persons are recognized as those who “face greater challenges in
finding available housing.” Special needs groups are identified as those who include the
homeless and persons with disabilities, a category that includes individuals with a mental
iliness. The Housing Element recognizes that persons with disabilities must be accommodated
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with protections and notes the following: “Under State and Federal laws, local governments are
required to provide ‘reasonable accommodation’ to persons with disabilities when exercising
planning and zoning powers.” Permitting an affordable housing project that provides more than
half of its units for the homeless where the head of the household has a mental iliness is the
type of "reasonable accommodation” that is contemplated by Federal and State laws.
Meanwhile, the Housing Element also recognizes that ‘homelessness is an increasing and
persistent problem in Los Angeles County.” Unlike projects that provide transitional housing
facilities or emergency shelter beds, the Applicant proposes to set aside the majority of the
project's units for permanent housing for households with homeless individuals. The proposed
combination of housing for the homeless, people with mental disabilities and low-income
households addresses several of the challenges noted in the Housing Element.

A Conditional Use Permit for this affordable housing development will implement the County’s
housing goals and policies set forth in the recently adopted Los Angeles County 2008-2014
Housing Element. In the Goals and Policies chapter, the Housing Element states that the
“County places particular emphasis on providing housing opportunities to low-income
households and those with special needs, such as seniors, persons with disabilities, the
homeless, and those in transitional living situations.”  Accordingly, the Housing Element
proposes policies that are designed to guide future development toward a diverse housing
supply that meets the varied needs of the population as a whole. The Applicant proposes an
affordable housing complex on commercial land that does not adversely affect the health,
peace, comfort or welfare of persons residing or working in the surrounding area. Nor is the
proposed project detrimental to the use, enjoyment or valuation of property of other persons
located in the vicinity of the site. To the contrary, the project is highly compatible with its varied
surrounding land uses, especially the adjacent 42-unit affordable senior housing project. Given
its compatibility with surrounding commercial and residential properties and other uses in the
vicinity, the proposed project does not jeopardize, endanger or otherwise constitute a menace to
the public health, safety or general welfare.

B. That the proposed site is adequate in size and shape to accommodate the yards,
walls, fences, parking and loading facilities, landscaping and other development
features prescribed in this Title 22, or as is otherwise required in order to integrate
said use with the uses in the surrounding area.

No deviations are being requested, as the proposed project can comply with and provide all of
the Code-required design elements. The 1.72 acre site is adequate in size and shape to
accommodate the approximately 50,925 square feet of floor area for 55 dwelling units, laundry
rooms, a community hall that includes kitchen and storage space, and maintenance space. The
lot coverage of the proposed project covers roughly 24% of the property's lot area, while
approximately 31% of the lot area is devoted to concrete paved areas for parking and
driveways. Additionally, approximately 17% of the lot area is devoted to landscaped areas that
include a front yard garden, green areas within the afrium, and landscape buffers around the
site’s perimeter. Another approximately 28% of the lot area is devoted to hardscaped open
space that includes such recreational amenities as the children’s playground, an outdoor plaza,
the adult patio, and the basketball court. Avalon Apartments includes several significant
landscape features, such as the landscape garden that occupies the majority of the front yard,
the landscaped atrium, the open plaza that is surrounded by residential units, the children’s play
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area, the adult patio (with landscaped buffer areas), the outdoor basketball court, the buffering
.areas surrounding the surface parking lot, and the pocket landscaped areas near walkways.
Visually, the project will be constructed in a contemporary architectural style that would be
compatible with the adjacent 42-unit senior housing development.

The project adheres to the development standards required by Section 22.28.170 of the County
Code for the C-2 Zone, as shown in the table below.

Project Data Table
Development Parameter Permitted in the C-2 Zone Proposed
Lot Area 74,914 S.F. (1.72 acres) n/a
- 50,925 s.f.
Floor Area no limit 0681 FAR
. 10% minimum 17.22%
Landscaping (7.491 £ 12,898 s f.
Residential Floor Area n/a 46,574 SF
i 35 feet
Height 35 feet 3 stories
Parking 73 spaces
(see pages 3-4) (per Density Bonus) B2iSpaceS

In addition, the project proposes to provide solid masonry walls along the front, side and rear lot
lines as required by Section 22.52.1060 of the County Code. The project does not include any
outdoor storage, which is not permitted in the C-2 Zone. Parking on-site is proposed to be
accessed by a driveway fronting on Avalon Boulevard, a major highway on a commercial
corridor. The proposed site is adequate in size and shape to accommodate the yards, walls,
fences, parking and loading, landscaping and other development features prescribed in Title 22
of the County Code, and as proposed, the project will integrate its use with the surrounding
area.

C. That the proposed site is adequately served:
1. By highways or streets of sufficient width, and improved as necessary to carry
the kind and quantity of traffic such use would generate, and
2, By other public or private service facilities as are required.

Traffic impacts are even further reduced as tenants are low and very low income persons or
households, and consequently many residents will not maintain vehicles on-site and will instead
avail themselves of the several public transit options that serve the subject property. The
project site is adequately served by Avalon Boulevard, a four-lane major highway that provides
the primary access to the 91 Freeway to the south, to the 105 Freeway to the north, and to the
110 Freeway to the west by way of El Segundo Boulevard. Rosecrans Boulevard, an east-west
four-lane artery, is located approximately three quarters of a mile to the south and is easily
accessed by Avalon Boulevard. As a commercial corridor in the community, Avalon Boulevard
is a major highway, 100 feet in width, serving the mix of commercial, residential and industrial
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properties located in the immediate vicinity. Al traffic to the project site is by way of Avalon
Boulevard, thereby lessening any impact on residential properties that adjoin to the west and
the south along Avalon Boulevard. Potential traffic impacts are even less likely because tenants
are low- and very fow-income persons or households that for the most part will probably not own
vehicles and will, instead, utilize public transit. The 1980 General Plan proposes that “Access,
egress and onsite parking should be provided in a manner which maximizes safety and
convenience, and minimizes adverse impacts on surrounding neighborhood and community
land use patterns.” This policy applies to the subject property, which is zoned commercial but is
proposed for multi-family residential uses. Access to and from the proposed site is from Avalon
Boulevard, where traffic is directed to connect with other major streets and freeways, thereby
avoiding the numerous residential streets that connect to the east and west sides of Avalon
Boulevard. The easy access from the proposed site to major streets and freeways minimizes
any adverse impacts. Avalon Boulevard, which is 100 feet wide, is of a sufficient width and
improved to carry the kind and quantity of traffic that the proposed multi-family residential
project would generate.

The project site is also served by various public and private service facilities as are required.
The existing and proposed sewer connections are provided by the Sanitation Districts of Los
Angeles County. Water is supplied by the Golden State Water Company. The Southern
California Gas Company and Southern California Edison provide the gas and electric utilities,
respectively. Waste disposal services are provided by Allied Waste Services. The project site
is served by the Compton Unified School District.
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DISCRETIONARY HOUSING PERMIT
BURDEN OF PROOF

In addition to providing the information required in the application by Section 22.56.2800 and
meeting the requirements for qualified projects, an Applicant for a discretionary housing permit
to permit off-menu requests to reduce parking and increase the permitted residential density
shall substantiate to the satisfaction of the commission the following facts:

A. That the requested use at the location will not:
1. Adversely affect the health, peace, comfort or welfare of persons residing or
working in the surrounding area, or
2. Be detrimental to the use, enjoyment or valuation of property of other persons
located in the vicinity of the site, or
3. Jeopardize, endanger or otherwise constitute a menace to the public health,
safety or general welfare.

The Applicant is requesting approval of a discretionary housing permit to allow “off-menu
incentives” for reduced parking and increased density, pursuant to Section 22.52.1840 C of the
Los Angeles County Code. The proposed project is a 100% affordable housing project with 55
units, of which 31 units are reserved for homeless individuals and very low-income families
whose head of household is living with a mental iliness, 23 units will be reserved for low-income
families, and 1 unit will be reserved for the resident manager. The project site, though located
on commercial land that is zoned C-2, has a Category 1 land use designation of Low Density
Residential, which permits up to six dwelling units per acre. The project site, approximately 1.9
acres for gross lot area, would be permitted a pre-density bonus maximum of 11.4 units, which
would result in 17 units pursuant to the “on-menu” incentive of a 50% density bonus allowed for
a project setting aside 100% of its units for affordable housing.

The Applicant requests a residential density of 55 affordable dwelling units to enable the
development to reach an economy of scale that balances the public funding and subsidies
available to the development with the projected construction costs, as well as the development's
rental income with the projected annual operating expenses. As outlined in attached Exhibit 1,
the development of a 55-unit affordable housing complex can obtain $17,329,530 in public
subsidies, which will provide enough funds to meet the projected development costs outlined in
Exhibit 2. At a lower density (i.e., without the requested Density Bonus), the development would
not only lose $3 million in capital funds from the Mental Health Services Act, but the project
would also be eligible for far less capital funds from the Los Angeles County Community
Development Commission and the Federal Low Income Housing Tax Credit program, which
would render the construction of the development infeasible. In regard to the ongoing
operations of the development, Exhibit 3 provides a 15-year cash-flow projection that
demonstrates how the 55-unit development’s revenues meet or exceed its expenses. However,
there is an inverse relationship between a development's unit count/rental income and its
operating expense per unit. As a development's unit count/income decreases the operating
expense per unit increases. As a result, reducing the development's unit count would create an
imbalance in the development's operation, allowing its expenses fo ultimately exceed its
revenue and leaving the building on the verge of foreclosure. Consequently, the Applicant
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requests approval of a discretionary housing permit to increase the residential density via an off-
menu Density Bonus incentive. The requested incentive contributes to maintaining the
affordability of the proposed project. The requested density of 55 affordable dwelling units is the
only financially feasible method to avoid the development of a project that would otherwise be
unaffordable to the very low and lower income households that will occupy the residential units.

The proposed project is requesting a residential density that is comparable to the 42-unit senior
affordable housing on the property immediately adjacent to the south of the project site. That
project provides less than a 1:1 parking ratio (38 spaces for 42 units), which is below the
proposed project’s requested parking. The Applicant requests approval of parking for an
affordable project that is located within a 1,500-foot radius of a bus stop along a major bus route
from the 73 spaces permitted by an on-menu incentive item to 62 spaces. The project will
provide one parking space for each unit. Given that the project will house individuals and
families at or below 50% AMI, most of these tenants will not own personal vehicles. Instead,
they will use the numerous mass transit options are available on Avalon Boulevard, thereby
reducing the need for many residents to own vehicles.

The arrangement of the apartment buildings on the site is designed to maximize open space
areas — exceeding the required 10% landscaping requirements and providing hardscape activity
areas: basketball court, adult patio, children’s play area, outdoor plaza and walkways. To
expand the parking area to accommodate the required 73 spaces instead of 62 would require
removing much-needed outdoor amenities, most likely the basketball court at the rear of the
property and perhaps portions of the children’s play area and the adult patio. These are the
types of amenities that are sorely lacking in low-income areas; removing them will have a
distinct negative impact on the quality of life for Avalon Apartment's residents. Providing
subterranean parking for the project would render it financially infeasible. [n the Applicant's
experience with other similar projects that contain similar parking ratios and serve similar
populations, the proposed parking will exceed demand at Avalon Apartments. indeed, most of
the parking spaces at the Applicant's other similar projects remain vacant even when the
buildings are fully occupied. These requested “off-menu” incentives are required in order to
keep the housing set-aside affordable.

in the matter of Zoning Case No. 96-148-(2) for the adjacent development of 42 affordable
senior housing units on the property adjacent to the subject property, the Department of
Regional Planning staff report indicated that routine parking requirements per the County
Zoning Ordinance would require that 73 off-street parking spaces be provided for the proposed
42 one-bedroom units. Nevertheless, the applicant proposed to provide 38 uncovered off-street
parking spaces. In adopting the zone change in Zoning Case No. 96-148-(2), the Regional
Planning Commission made a finding that the “applicant's plot plan depicts one two-story
structure accommodating 42 apartment units with 38 uncovered off-street parking spaces.”
Thus, the Regional Planning Commission approved less parking for a similar affordable housing
project, one that results in less than one parking space per unit and does not include parking for
staff or additional handicapped spaces. For the subject property, a qualified project in which
100% of the units are set aside for low- and very low-income households and at a location
within 1,500 feet of a bus stop along a major bus route would have been required to provide 73
parking spaces as an “on-menu incentive.” The Applicant requests an “off-menu incentive” for
an approximately 15% reduction from the density bonus required parking which will still provide
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one parking space for each dwelling unit and additional spaces for management staff and for
handicapped parking.

The subject property is located on Avalon Boulevard, a major commercial corridor that is served
by mass transit. Additionally, the surrounding area includes a combination of residential,
commercial and industrial uses. Adjacent residential properties across Avalon Boulevard are
zoned C-2-CRS, a zoning designation that encourages combining residential and commercial
uses “in order to provide additional opportunities for housing development and to reduce
transportation costs, energy consumption and air pollution,” according to the intent of the CRS
zone as noted in Section 22.40.540 of the County Code. The mix of residential, commercial and
light industrial uses along both sides of Avalon Boulevard indicates that the health, peace,
comfort or welfare of persons residing or working in the surrounding area will not be disturbed
by the development of the proposed project with its reduced parking and increased density.
Additionally, there is no evidence that the proposed project will be materially detrimental to the
use, enjoyment or valuation of property of other persons located in the vicinity of the site. To
the contrary, the proposed project is designed to be comparable in size and scope to the
affordable senior housing complex located adjacent to the subject property. Providing housing
with supportive services and increasing the supply of affordable housing does not jeopardize,
endanger or otherwise constitute a menace to the public health, safety or general welfare. The
project will be managed by professional staff to attend to the particular needs of the tenants and
will fit in well with the diversity of uses in the general vicinity.

The County of Los Angeles has long recognized that affordable housing has not been readily
made available or easily obtained. In 1978 virtually all new single-family housing was being
built for the upper-income market. The adopted 1980 General Plan, in its “General Goals and
Policies” chapter, recognized this trend, stating: “Almost no new housing is being built for
middle income households and even less for households with lower incomes. These
households are left with older units at inflated prices.” In adopting the 1980 General Plan, the
Regional Planning Commission established a policy direction to, among other things, “promote
a more concentrated urban pattern,” and “focus new development in suitable locations.” In
support of this policy direction, the “Land Use and Urban Development Pattern” policies
included the following:

17. Promote the efficient use of land through a more concentrated pattern of urban
development, including the focusing of new urban growth into areas of suitable land.

18. Maintain a balance between increased intensity of development and the capacity of
needed facilities such as transportation, water and sewage systems.

19. Revitalize declining portions of existing urban development, with particular attention
to deteriorated industrial and low income residential areas.

The General Plan’s “Housing and Community Development” includes the following policies:

45. Increase the availability of low and moderate income housing and encourage its
distribution throughout the urban area.

47. Promote the provision of an adequate supply of housing by location, type and price.
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The “Land Use Element” chapter of the 1980 General Plan analyzed land use trends between
1970 and 1975, noting that within “established urban areas, where .vacant land is scarce,
relatively high-intensity uses became the dominant form of new development.” The Generat
Plan also notes that properties in older urban areas were “recycled from less intensive uses to
medium and high density housing.” As long ago as 1980, the County of Los Angeles
recognized that higher density, such as is proposed for the subject property, is appropriate in an
urban area where housing is located with convenient access to transit and jobs. As recently as
1997, the County recognized that development of a similar high density affordable multi-family
residential project was desirable on the land adjacent to the subject property that was once
zoned industrial and subsequently rezoned to a commercial designation.

The proposed project is consistent and compatible with these policies and objectives of the
adopted 1980 General Plan. The existing subject property is inefficiently used. The unoccupied
single-family structures are deteriorated beyond repair or rehabilitation. They need to be
demolished. Avalon Apartments is a more efficient use of the land and will improve the area.
The immediate area, which includes low-income residential areas, is in need of revitalization.
This is in line with the trend that the General Plan observes: “...[T]he concentration of new
development within existing urban areas allows for more efficient utilization of public services
and facilities, reduced energy consumption, and improved air and water quality.” Policies in the
“Land Use Element’ include a policy statement to use land more efficiently, noting that “as
readily developable prime land becomes increasingly scarce, there is a growing need to treat
remaining supplies as a valuable resource.” In support of this statement, the General Plan
includes a policy to “concentrate well-designed, high-density housing in and adjacent to centers
to provide convenient access to jobs and services without sacrificing livability or environmental
quality.” (page lll-11). The Draft General Plan Update and the adopted Housing Element also
call for the development of affordable housing near employment opportunities and public mass
transit, both of which are readily proximate to the project site. As the General Plan seeks to
increase the availability of low-income housing, the Applicant proposes the type of high-quality
housing that fulfills the policy of providing an adequate supply of housing in all locations, types
and prices. The proposed project will increase the availability of low- and very low-income
housing to a wider range of tenants — including housing available to individuals and families
struggling with mental iliness. The location of the proposed project is suitable for increased
density because the infrastructure is in place for water and sewage systems, and public
transportation is readily available and accessible for new tenants.

The General Plan views that land use planning policies must be coordinated with transportation
improvements. The “Transportation Element” chapter of the adopted 1980 General Plan
recognizes that the pattern of development in Los Angeles County has been “dispersed,
relatively low-density land use, which, in the past, has encouraged the expansion of urban uses
into sparsely populated or rural areas.” In an effort to make more efficient use of available land,
the Transportation Element advocates that “urban land uses must be encouraged to take a
more concentrated pattern and the older urban areas maintained as attractive places to live and
work.” It also contends that “new medium- and high-density residential development and new
intensive commercial development should be located in proximity to public transportation
service to increase patronage, conserve energy, reduce pollution and increase mobility.” (page
V-3). This policy view is essentially identical in spirit to the Land Use Element policy that seeks
to concentrate high density housing in and adjacent to centers for employment and services.
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The proposed project would do just that — bring high-density housing to an existing center of
employment and services. Avalon Apartment’s residents will easily access jobs and various
shopping and service opportunities in the immediate neighborhood.

In its initial preparation of a comprehensive update of the 1980 General Plan, the County
released a draft document to establish new goals and policies entitled “Shaping the Future
2025." This General Plan Update framework advocates several countywide strategies,
including a Housing Strategy. The Housing Strategy identifies “low and moderate income
housing” to be encouraged throughout the urban area. The General Plan Update’s draft Land
Use Element sets forth the following goals and policies:

Goal L-1: Land used efficiently to accommodate the needs of an expanding population.

Policy L-1.12: Support efforts to increase the supply of affordable housing, including
rehabilitation of existing stock, density bonuses, second unit conversions, and County
procedural practices that encourage private sector and public/private partnerships.

The General Plan Update’s Housing Element emphasizes the special housing needs of target
population groups, including the homeless, and sets forth the following goals and policies:

Goal H-1: A wide range of housing types in sufficient quantity to meet the needs of
current and future residents, particularly persons and households with special needs,
including but not limited to lower-income households, senior citizens, and the homeless.

Policy H-1.1: Coordinate with the private sector in the development of a variety of
affordable and special needs housing for both rental and homeownership. Where
appropriate, promote such development by the use of incentives.

Policy H-1.2: Assist private nonprofit housing developers in locating and aggregating
suitable sites for developing housing for very low and low-income households and for
other special need groups.

Goal H-4: Accessibility to adequate housing, employment centers and availability of
community services for all persons without discrimination in accordance with federal and
state fair housing laws.

Policy H-4.2: Support the development of affordable housing near employment
opportunities and/or within a reasonable distance of public mass transit.

As reflected in “Shaping the Future 2025,” the General Plan Update expressly recognizes the
need to establish countywide strategies to increase the availability of low-income housing, while
particularly addressing the special needs of the homeless. The General Plan Update
specifically identifies the imperative for the government to promote affordable housing by means
of incentives by working with the private sector and assisting nonprofit housing developers. The
Applicant is a nonprofit housing developer that will give the County the opportunity to act on this
need.
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Following “Shaping the Future 2025, the County prepared the 2008 Draft General Plan, which
contains several planning assumptions, such as in Chapter 2: that "housing demand, especially
for affordable housing, will remain high,” and that “higher density housing is needed to balance
shortages of land for development and the increasing needs for housing and commerce.” In
Chapter 3, the Land Use Element of the Draft General Plan proposes a “smart growth” strategy
that results in the “best outcomes for each individual community.” For example, the Draft
General Plan states that “smart growth in the County's southern basin involves increasing
residential and commercial densities along designated transit comridors, encouraging infill
activity and economic investment, and protecting existing community character.” The proposed
project is located in the County’s southern basin and along a designated transit corridor, thereby
implementing the County's smart growth strategy. The smart growth approach recognizes that
increased density along public transit corridors is a desirable form of development. The
Applicant proposes a density at the subject property that is consistent with the smart growth
principles.

Chapter 3, the Land Use Element, sets forth the following smart growth principles:
e Prioritize development of vacant and underutilized parcels within the County’s existing
urban areas;
« Concentrate development along existing public transit corridors; and
Increase density along public transit corridors and within a quarter mile radius of transit
hubs.

It also includes the following goals and policies that apply to land use:

Goal LU-1: Efficient and progressive smart growth land use policies that address the
diverse needs of all County residents.

Policy LU-1.1: Encourage urban infill development on vacant, underutilized sites, and
brownfield areas.

Policy LU-1.4: Promote land use practices that encourage housing to be developed in
proximity to employment opportunities.

Policy LU-1.5: Encourage compact development and increased residential density in
appropriately designated areas.

Policy LU-1.6: Support creative housing development that provides mixed-income,
affordable, and rental housing in various housing types and densities.

Both the “Shaping the Future 2025" General Plan Update framework and the 2008 Draft
General Plan establish several goals and policies to achieve affordable low-income housing that
accommodates persons with special needs, such as the proposed housing with supportive
social services. The Applicant is the type of nonprofit affordable housing developer that the
County has specifically identified as a partner in its efforts to locate affordable housing on
suitable sites. The proposed new housing project is an urban infill development on an
underutilized, abandoned site that is located in a commercial corridor where employment
opportunities exist at neighboring commercial, retait and industrial properties.
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On August 5, 2008, the Los Angeles County Board of Supervisors adopted the 2008-2014
Housing Element, which serves as a policy guide to address the housing issues, especially low-
and moderate- income housing. In Chapter 1, entitted “Goals and- Policies,” the Housing
Element notes that the "County places particular emphasis on providing housing opportunities
to low income households and those with special needs, such as seniors, persons with
disabilities, the homeless, and those in transitional living situations,” some of which are
populations that Avalon Apartments will serve. Accordingly, the Housing Element sets forth the
following policies to guide future development toward the production of a diverse housing

supply:

Goal 1: A wide range of housing types in sufficient supply to meet the needs of current’
and future residents, particularly persons with special needs, including but not limited to
low income households, seniors, persons with disabilities, single-parent households, the
homeless and at-risk homeless, and farmworkers.

Policy 1.2: Mitigate the impacts of governmental regulations and policies that constrain
the provision and preservation of affordable housing and housing for persons with
special needs.

Policy 1.3: Coordinate with the private sector in the development of affordable and
special needs housing for both rental and homeownership. Where appropriate, promote
such development through incentives.

Policy 1.4: Assist private nonprofit housing developers in identifying and consolidating
suitable sites for developing housing for low income households and other special needs
groups.

Goal 2: Sustainable communities with access to employment opportunities, community
facilities and services, and other amenities.

Policy 2.1: Support the development of affordable housing near employment
opportunitiess and/or within a reasonable distance of public transportation.

Goal 4: A housing delivery system that provides assistance to low and moderate income
households and those with special needs.

Policy 4.1: Provide financial assistance and supportive services to assist low and
moderate income households and those with special needs to attain and maintain
affordable and adequate housing.

The stated Goals and Policies of the Housing Element have particular relevance to the
proposed density of the 100% affordable housing project. The Applicant proposes to reserve
the majority of its low-income units to serve the special needs of homeless individuals and low-
income families whose head of household is living with a mental iliness. Assisted by a local
service provider, the Applicant will provide a wide range of professional services, including
mental and medical healthcare and various training and education programs. In order to
provide these vital services, the Applicant must operate a facility sufficiently large enough to
accommodate the management and professional staff necessary. Moreover, to make the
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project financially feasible, the Applicant must have the type of density requested in this
application to sustain the various costs associated with supplying the comprehensive services
needed for the benefit of the residents with special needs. To be a. sustainable affordable
housing project, the Applicant requires a project of this size to defiver the needed services.
Therefore, the incentives requested by this discretionary housing permit are necessary to
provide and preserve affordable housing for persons with special needs.

In Chapter 2, entitled “Programs and Resources,” the Housing Element notes that commercial
sites offer the best potential for residential development. It maintains that the “majority of future
residential development is expected to occur along commercial corridors and around transit
centers under the County's Mixed Use Ordinance and Transit Oriented Districts Ordinance.
Vacant and underutilized commercial sites can potentially accommodate approximately 14,000
units in the unincorporated areas.” The project site is exactly the type of commercial site that
the Housing Element describes. Therefore, Avalon Apartments will not be materially detrimental
to the use, enjoyment or valuation of property of other persons in the vicinity of the site. The
County implicitly acknowledges the need for the requested Conditional Use Permit to locate
housing in a commercial zone.

The “Programs and Resources” chapter of the Housing Element notes that “State law mandates
that local jurisdictions provide sufficient land to accommodate a variety of housing opportunities
for all economic segments of the community.” Further, the State law requires local jurisdictions
to provide a share of the region’s projected housing needs — the Regional Housing Needs
Assessment (RHNA) allocation — for each designated planning pericd. The County of Los
Angeles has been allocated an RHNA of 57,176 units, of which 23,498 units (approximately
41%) are designated for extremely low-/very low-income and fow-income. The RHNA allocation
of 41% of units to be available for very low-and low-income households is, at best, difficult to
achieve. Approval of the discretionary housing permit to allow the proposed density of the
residential use in the commercial zone will heip the County to meet its mandate to provide
housing units for low income residents.

As noted above, the County recognizes the need to provide housing for low-income households,
particularly for housing with supportive services, such as those that the proposed project will
house. For example, in the “Housing Analyses” (contained in Chapter 3 of the Housing
Element), the County acknowledges the importance of making housing opportunities available
to people with special needs because such persons are recognized as those who “face greater
challenges in finding available housing.” Special needs groups are identified as those who
include the homeless and persons with disabilities, a category that includes individuals with a
mental illness. The Housing Element recognizes that persons with disabilities must be
accommodated with protections and notes the following: “Under State and Federal laws, local
governments are required to provide ‘reasonable accommodation’ to persons with disabilities
when exercising planning and zoning powers.” Permitting an affordable housing project that
provides more than half of its units for the homeless where the head of the household has a
mental iliness is the type of “reasonable accommodation” that is contemplated by Federal and
State laws. Meanwhile, the Housing Element also recognizes that “homelessness is an
increasing and persistent problem in Los Angeles County.” Unlike projects that provide
transitional housing facilities or emergency shelter beds, the Applicant proposes to set aside the
majority of the project's units for permanent housing for households with homeless individuals.
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Therefore, the proposed Avalon Apartments addresses several of the challenges noted in the
Housing Element.

Granting a Discretionary Housing Permit to allow the requested “off-menu” incentives for this
affordable housing development will implement the County’s housing goals and policies set forth
in the recently adopted Los Angeles County 2008-2014 Housing Element. In the Goals and
Policies chapter, the Housing Element states that the “County places particular emphasis on
providing housing opportunities to low-income households and those with special needs, such
as seniors, persons with disabilities, the homeless, and those in transitional living situations.”
Accordingly, the Housing Element proposes policies that are designed to guide future
development toward a diverse housing supply that meets the varied needs of the population as
a whole. The Applicant proposes an affordable housing complex on commercial land that does
not adversely affect the health, peace, comfort or welfare of persons residing or working in the
surrounding area. Nor is the proposed project detrimental to the use, enjoyment or valuation of
property of other persons located in the vicinity of the site. To the contrary, the project is highly
compatible with its varied surrounding land uses, especially the adjacent 42-unit affordable
senior housing project. Given its compatibility with surrounding commercial and residential
properties and other uses in the vicinity, the proposed project does not jeopardize, endanger or
otherwise constitute a menace to the public health, safety or general welfare.

B. That the proposed site is adequate in size and shape to accommodate the yards,
walls, fences, parking and loading facilities, landscaping and other development
features prescribed in this Title 22, or as is otherwise required in order to integrate
said use with the uses in the surrounding area.

No deviations are being requested, as the proposed project can comply with and provide all of
the Code-required design elements. The 1.72 acre site is adequate in size and shape to
accommodate the approximately 50,925 square feet of floor area for 55 dwelling units, laundry
rooms, a community hall that includes kitchen and storage space, and maintenance space. The
lot coverage of the proposed project covers roughly 24% of the property’s lot area, while
approximately 31% of the lot area is devoted to concrete paved areas for parking and
driveways. Additionally, approximately 17% of the lot area is devoted to landscaped areas that
include a front yard garden, green areas within the afrium, and landscape buffers around the
site’s perimeter. Another approximately 28% of the lot area is devoted to hardscaped open
space that includes such recreational amenities as the children’s playground, an outdoor plaza,
the adult patio, and the basketball court. Avalon Apartments includes several significant
landscape features, such as the landscape garden that occupies the majority of the front yard,
the landscaped atrium, the open plaza that is surrounded by residential units, the children'’s play
area, the adult patio (with landscaped buffer areas), the outdoor basketball court, the buffering
areas surrounding the surface parking lot, and the pocket landscaped areas near walkways.
Visually, the project will be constructed in a contemporary architectural style that would be
compatible with the adjacent 42-unit senior housing development.

The project adheres to the development standards required by Section 22.28.170 of the County
Code for the C-2 Zone, as shown in the table below.
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Project Data Table
Development Parameter Permitted in the C-2 Zone Proposed
Lot Area 74,914 S.F. (1.72 acres) n/a
o 50,925 s.f.
Floor Area no limit 0681 FAR
. 10% minimum 17.22%
Landscaping (7,491 s 12,808 s.f.
Residential Floor Area n/a 46,574 SF
) 35 feet
Height 35 feet Sedtarion
Parking 73 spaces 62 spaces
(see pages 3-4) (per Density Bonus) P

In addition, the project proposes to provide solid masonry walls along the front, side and rear lot
lines as required by Section 22.52.1060 of the County Code. The project does not include any
outdoor storage, which is not permitted in the C-2 Zone. Parking on-site is proposed to be
accessed by a driveway fronting on Avalon Boulevard, a major highway on a commercial
corridor.  The proposed site is adequate in size and shape to accommodate the yards, walls,
fences, parking and loading, landscaping and other development features prescribed in Title 22
of the County Code, and as proposed, the project will integrate its use with the surrounding
area.

C. That the proposed site is adequately served.:
1. By highways or streets of sufficient width, and improved as necessary to carry
the kind and quantity of traffic such use would generate, and
2. By other public or private service facilities as are required.

Traffic impacts are even further reduced as tenants are low- and very low-income persons or
households, and consequently many residents will not maintain vehicles on-site and will instead
avail themselves of the several public transit options that serve the subject property. The
project site is adequately served by Avalon Boulevard, a four-lane major highway that provides
the primary access to the 91 Freeway to the south, to the 105 Freeway to the north, and to the
110 Freeway to the west by way of El Segundo Boulevard. Rosecrans Boulevard, an east-west
four-lane artery, is located approximately three quarters of a mile to the south and is easily
accessed by Avalon Boulevard. As a commercial corridor, Avalon Boulevard is a major
highway, 100 feet in width, serving the mix of commercial, residential and industrial properties
located in the immediate vicinity. All traffic to the project site is by way of Avalon Boulevard, so
there will be minimal impact to nearby residential streets and properties to the west and south
along Avalon Boulevard. Potential traffic impacts are even less likely because tenants are low-
and very low-income persons or households that for the most part wilt probably not own vehicles
and will, instead, utilize public transit. The 1980 General Plan proposes that “Access, egress
and onsite parking should be provided in a manner which maximizes safety and convenience,
and minimizes adverse impacts on surrounding neighborhood and community fand use
patterns.” This policy applies to the subject property, which is zoned commercial but is
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proposed for multi-family residential uses. Access to and from the proposed site is from Avalon
Boulevard, where traffic is directed to connect with other major streets and freeways, thereby
avoiding the numerous residential streets that connect to the east and west sides of Avalon
Boulevard. The easy access from the proposed site to major streets and freeways minimizes
any adverse impacts. Avalon Boulevard, which is 100 feet wide, is of a sufficient width and
improved to carry the kind and quantity of traffic that the proposed multi-family residential
project would generate.

The project site is also served by various public and private service facilities as are required.
The existing and proposed sewer connections are provided by the Sanitation Districts of Los
Angeles County. Water is supplied by the Golden State Water Company. The Southern
California Gas Company and Southern California Edison provide the gas and electric utilities,
respectively. Waste disposal services are provided by Allied Waste Services. The project site
is served by the Compton Unifled School District.

D. That the proposed project at the location proposed has been designed to be
complementary to the surrounding area in terms of land use patterns and design.

With a lot depth of over 500 feet and a width of approximately 148 feet, the site is too narrow to
be oriented to the street for a viable commercial or retail enterprise. Such an inefficient
arrangement would not be the highest and best use of the property. To the north of the project
site, other parcels on the east side of Avalon Boulevard are also deep lots of a similar size, with
some properties having consolidated several lots to achieve greater width that more easily
accommodates a shopping center or larger industrial properties. Locating a light industrial or
warehouse operation on the project site is feasible when a long, narrow building may be used
for those purposes. However, a light industrial or warehouse development on the subject site
would not complement the surrounding area in terms of land use patterns and design. The
parcel adjacent immediately to the north is developed with a church and to the south is the 42-
unit affordable senior citizen housing complex. The proposed 55-unit affordable housing project
complements the surrounding area in terms of land: use pattems and design. The proposed
project wilt be similar in size and scope as the adjacent affordable senior citizen housing project,
and Avalon Apartment's proposed architectural design will be compatible and complementary to
it. The proposed project has a layout similar to the adjacent senior citizen project: a front yard
setback, a series of connected buildings, paved surface parking area on the perimeter, and
landscaped areas throughout the project site. The proposed project also includes outdoor
recreational amenity areas and landscaping throughout the property.

The existing project site is currently occupied by deteriorated single family structures; this does
not complement the surrounding area in terms of land use patterns and design. The proposed
project will demolish the existing unoccupied and outdated structures. The arrangement of the
apartment buildings on the site is designed to maximize open space areas - exceeding the
required 10% landscaping requirements and providing hardscape activity areas: basketball
court, adult patio, children’s play area, outdoor plaza and walkways. To expand the parking
area to accommodate the required 73 spaces instead of 62 would require removing much-
needed outdoor amenities, most likely the basketball court at the rear of the property and
perhaps portions of the children’s play area and the adult patio. These are the types of
amenities that are sorely lacking in low-income areas; removing them will have a distinct
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negative impact on the quality of life for Avalon Apartment's residents. The project will provide
one parking space for each unit. Given that the project will house individuals and families at or
below 50% AMI, most will not own personal vehicles. [nstead, they will utilize the numerous
mass transit options are available on Avalon Boulevard, thereby reducing the need for many
residents to own vehicles.

In the matter of Zoning Case No. 96-148-(2) for the development of 42 affordable senior
housing units on the adjacent property, the Department of Regional Planning staff report noted
73 off-street parking spaces were required for the proposed 42 one-bedroom units.
Nevertheless, the Regional Planning Commission approved 38 uncovered parking spaces and
made a finding that the “applicant’s piot plan depicts one two-story structure accommodating 42
apartment units with 38 uncovered off-street parking spaces.” Thus, the Regional Planning
Commission approved a reduced amount of parking for a similar affordable housing project —
one with less than one parking space per unit and without parking for staff or additional
handicapped spaces. The proposed project — a 100% affordable housing project within 1,500
feet of a bus stop along a major bus route — is required to provide 73 parking spaces as an “on-
menu incentive.” The Applicant requests an “off-menu incentive” to reduce the density bonus-
required parking by approximately 15%, which nevertheless will provide one parking space for
each dwelling unit as well as additional spaces for management staff and handicapped parking.

The proposed project is on a large parcel of land in the C-2 zone in a community where other
commercial parcels have been developed with a mix of uses, including muiti-family residential,
commercial, retail, and light industrial. The Low Density Residential land use designation limits
the development to a maximum of six units per gross acre, or 11.4 units for the subject site,
which could be increased to 17 units when an “on-menu” 50% density bonus is granted. For the
adjacent senior housing project, the Regional Planning Commission made the finding that the
42-unit senior affordable housing project was still consistent with the Low Density Residential
land use designation in the Countywide General Plan.  Considering that the adjacent property
is approximately 1.9 gross acres in size for lot area (nearly identical to the project site), the
proposed 55-unit affordable housing complex, as demonstrated in findings above, is consistent
and compatible with the various adopted and proposed General Plans and the adopted 2008-
2014 Housing Element.

E. That the proposed project will assist in satisfying housing needs, and is viable in
terms of continuing availability to meet such housing needs.

As noted in findings in this application, the County of Los Angeles, in its adopted and proposed
General Plans and in its adopted Housing Element, has recognized the need for more housing
units, particularly those for very low- and low-income households. In particular, the proposed
project will assist in satisfying the County’s housing needs, especially with implementing the
goals and objectives from the recently adopted County Housing Element. On August 5, 2008,
the Los Angeles County Board of Supervisors adopted the 2008-2014 Housing Element, which
serves as a policy guide to address the issues of adequate housing, especially low- and
moderate-income housing. In Chapter 1, entitled “Goals and Policies,” the Housing Element
notes that the “County places particular emphasis on providing housing opportunities to low-
income households and those with special needs, such as seniors, persons with disabilities, the
homeless, and those in transitional living situations.” Accordingly, the Housing Element sets
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forth the following policies to guide future development toward the production of a diverse
housing supply:

Goal 1: A wide range of housing types in sufficient supply to meet the needs of current
and future residents, particularly persons with special needs, including but not limited to
low income households, seniors, persons with disabilities, single-parent households, the
homeless and at-risk homeless, and farmworkers.

Policy 1.2: Mitigate the impacts of govermmental regulations and policies that constrain
the provision and preservation of affordable housing and housing for persons with
special needs.

Policy 1.3: Coordinate with the private sector in the development of affordable and
special needs housing for both rental and homeownership. Where appropriate, promote
such development through incentives.

Policy 1.4: Assist private nonprofit housing developers in identifying and consolidating
suitable sites for developing housing for low income households and other special needs
groups.

Goal 2; Sustainable communities with access to employment opportunities, community
facilities and services, and other amenities.

Policy 2.1: Support the development of affordable housing near employment
opportunities and/or within a reasonable distance of public transportation.

Goal 4: A housing delivery system that provides assistance to low and moderate income
households and those with special needs.

Policy 4.1: Provide financial assistance and supportive services to assist low and
moderate income households and those with special needs to attain and maintain
affordable and adequate housing.

The stated Goals and Policies of the Housing Element have particular relevance to the
proposed project's density. The Applicant proposes to reserve the majority of its dwelling units
for homeless individuals and families whose head of household is living with a mental iliness.
Providing for the special needs of such residents requires housing combined with many
supportive services. Together with a local community service provider, the Applicant will
provide a wide range of professional services, including mental and medical healthcare and
various training and education programs. In order to provide these vital services, the Applicant
must operate a facility large enough to accommodate and manage the necessary professional
staff. The Applicant must also have sufficient residential density to sustain the various costs
associated with supplying comprehensive services. To be a financially feasible development,
the Applicant has determined that the proposed 55 dwelling units will make it possible to deliver
the needed services. Therefore, the incentives requested by this discretionary housing permit
are necessary to provide and preserve affordable housing for persons with special needs.
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In Chapter 2, entitled “Programs and Resources,” the Housing Element notes that commercial
sites offer the best potential for residential development. It maintains that the “majority of future
residential development is expected to occur along commercial corridors and around transit
centers under the County's Mixed Use Ordinance and Transit Oriented Districts Ordinance.
Vacant and underutilized commercial sites can potentially accommodate approximately 14,000
units in the unincorporated areas.” The project site is exactly the type of commercial site that
the Housing Element describes. Therefore, Avalon Apartments will not be materially detrimental
to the use, enjoyment or valuation of property of other persons in the vicinity of the site. The
County implicitly acknowledges the need for the requested Conditional Use Permit to locate
housing in a commercial zone.

The “Programs and Resources” chapter of the Housing Element notes that “State law mandates
that local jurisdictions provide sufficient land to accommodate a variety of housing opportunities
for all economic segments of the community.” Further, the State law requires local jurisdictions
to provide a share of the region's projected housing needs — the Regional Housing Needs
Assessment (RHNA) allocation — for each designated planning period. The County of Los
Angeles has been aliocated an RHNA of 57,176 units, of which 23,498 units (approximately
41%) are designated for extremely low-/very low-income and low-income. The RHNA allocation
of 41% of units to be available for very low-and low-income households is, at best, difficult to
achieve. Approval of the discretionary housing permit to allow the proposed density of the
residential use in the commercial zone will help the County to meet its mandate to provide
housing units for low income residents.

As noted above, the County recognizes the need to provide housing for low-income households,
particularly for persons with special needs, such as those that the proposed project will house.
For example, in the “Housing Analyses” (contained in Chapter 3 of the Housing Element), the
County acknowledges the importance of making housing opportunities available to people with
special needs because such persons are recognized as those who “face greater challenges in
finding available housing.” Special needs groups are identified as those who include the
homeless and persons with disabilities, a category that includes individuals with a mental
illness. The Housing Element recognizes that persons with disabilities must be accommodated
with protections and notes the following: “Under State and Federal laws, local governments are
required to provide ‘reasonable accommodation’ to persons with disabilities when exercising
planning and zoning powers.” Permitting an affordable housing project that provides more than
half of its units for the homeless where the head of the household has a mental iliness is the
type of ‘“reasonable accommodation” that is contemplated by Federal and State laws.
Meanwhile, the Housing Element also recognizes that “homelessness is an increasing and
persistent problem in Los Angeles County.” Unlike projects that provide transitional housing
facilities or emergency shelter beds, the Applicant proposes to set aside the majority of the
project’s units for permanent housing for households with homeless individuals. The proposed
combination of housing for the homeless, people with mental disabilites and low-income
households addresses several of the challenges noted in the Housing Element.

Granting the discretionary housing permit to allow the requested “off-menu” incentives for this
affordable housing development will implement the County’s housing goals and policies set forth
in the recently adopted Los Angeles County 2008-2014 Housing Element. In the Goals and
Policies chapter, the Housing Element states that the “County places particular emphasis on
providing housing opportunities to low-income households and those with special needs, such
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as seniors, persons with disabilities, the homeless, and those in transitional fiving situations.”
Accordingly, the Housing Element proposes policies that are designed to guide future
development toward the production of a diverse housing supply to meet the varied needs of the
population as a whole. The Applicant proposes the development of an affordable housing
complex on commercial land that does not adversely affect the health, peace, comfort or welfare
of persons residing or working in the surrounding area. Nor is the proposed project detrimental
to the use, enjoyment or valuation of property of other persons located in the vicinity of the site.
To the contrary, the project is compatible with its commercial and residential surroundings,
especially the adjacent 42-unit affordable senior housing project, which is developed with a
density much higher than the current land use designation of Low Density Residential. Given its
compatibility with surrounding commercial and residential properties, the proposed project does
not jeopardize, endanger or otherwise constitute a menace to the public heaith, safety or
general welfare.
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Site Photographs
13218 & 13224 South Avalon Boulevard

West Rancho Dominguez-Victoria
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Site Photographs
Willow Apartments supportive housing facility
Managed by A Community of Friends
12612 South Wilmington Avenue
Willowbrook

24 dwelling units, 26 on-site parking spaces
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Site Photographs
Las Palomas supportive housing facility
Managed by A Community of Friends
2037 Lincoln Park Avenue

Los Angeles

49 dwelling units, 54 on-site parking spaces
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Project Name:
Address:
Project Sponsor:
Type of Project:
Date Prepared:
Prepared By:

Acquisition Costs (*)
Hard Costs
Soft Costs

Total Development Costs

(*) In tax credits deals, acquisitian includes off-site improvements, demoalition (new construction only)

Permanent
Total Interest Rate Term (yr.) Comments

AHP 500, 6% 0
SHP
County Home Funds
MHSA
Equity
Deferred Developer Fee
Gap
Total Permanent Sources
Construction

Total Interest Rate Term (mo.) Comments
Conslruction Loan TR 84,394411
AHP $500,000
SHP $400,000
County Home Funds $5,000,000 n/a n/a Residual Receipt
MHSA ~$3,000,000
Equity $8,171,812 na nia
Costs Deferred until Completion $363,308"
Deferred Developer Fee 000in/a nla
Total Construction Sources ]

Soft Ioahs during construction

$8,900,000
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Project Name:
Address:
Project Sponsor:
Type of Project:
Date Prepared
Prepared By

Avalon Apartments
13218 Avalon:
ABOE ' s
New Construction
9/29/2010 =~ -
Keon: Montgemery

Assumptions Rental Inflation Factor 2.50%
Other Inc. Inflat. Factor j 2.50%
Weighted Vacancy Rate T %
1 2 3
Gross Rental Income $421,452 $431,988 $442,788
(Plus) Other Income: Vouchers $168,600 $172,815 $177,135
(Plus) Other Income: Laundry $2,145 $2,199 $2,254
Rent subsidy reserve $0 $0 $0
(Less) Vacancy Loss Factor -$41,304 -$42,336 -$43,395
Effective Gross Income $550,893 $564,666 $578,782
(Less) Operating Expenses $418,223 $432,861 $448,011
(Less) Operating Reserves $12,547 $12,986 $13,440
(Less) Replacement Reserves $16,500 $16,500 $16,500
Net Operating Income $103,624 $102,319 $100,831
Perm Debt Service: MHSA $ 12,600 $ 12,600 $ 12,600
Payment of Deferred Development Fee  § 60,000 $ 60,000 $ 60,000
Partnership Management Fee $15,000 $15,000 $15,000
Rent Reserve Depaosits $0 $0 $0
Net Operating Income $16,024 $14,719 $13,231
Payment of residual receipts loans @50% $16,024 $14,719 $13,231
and cash flow @ 50%
Rent Reserve account $200,000 $200,000 $200,000




Op. Exp. Inflat. factor

3.50%

Taxes Inflation Factor 2.00%
Repl. Res. Infl. Factor 0.00%
Op. Res. (%of op. exp.) 3.:00%

4 5 6 7 8
$453,858 $465,204 $476,834 $488,755 $500,974
$181,564 $186,103 $190,755 $195,524 $200,412

$2,310 $2,368 $2,427 $2,488 $2,550
$0 $0 $0 $0 $0
-$44,480 -$45,591 -$46,731 -$47,900 -$49,097
$593,252 $608,083 $623,285 $638,867 $654,839
$463,691 $479,921 $496,718 $514,103 $532,096
$13,911 $14,398 $14,902 $15,423 $15,963
$16,500 $16,500 $16,500 $16,500 $16,500
$99,150 $97,265 $95,166 $92,841 $90,280
12,600 12,600 12,600 12,600 12,600
60,000 60,000 60,000 60,000 60,000
$15,000 $15,000 $15,000 $15,000 $15,000
$0 $0
$11,550 $9,665 $7,566 $5,241 $2,680
$11,550 $9,665 $7,566 $5,241 $2,680
$200,000 $200,000 $200,000 $200,000 $200,000




9

$513,408
$205,423
$2,613
$0
-$50,324
$671,210
$550,720
$16,522
$16,500
$87,469

12,600

20,000
$15,000

$39,869
$39,869

$200,000

10

$526,336
$210,558
$2,679
$0
-$51,583
$687,990
$569,995
$17,100
$16,500
$84,395

12,600

$15,000
$56,795
$56,795

$200,000

1"

$5639,494
$215,822
$2,746
$0
-$52,872
$705,190
$589,945
$17,698
$16,500
$81,047

12,600

$15,000
$53,447
$53,447

$200,000

12

$552,982
$221,218
$2,814
$0
-$54,194
$722,820
$610,593
$18,318
$16,500
$77,409

12,600

$15,000
$49,809
$49,809

$200,000

$

13

$566,806
$226,748
$2,885
$0
-$55,549
$740,890
$631,964
$18,959
$16,500
$73,468

12,600

$15,000
$45,868
$45,868

$200,000
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$580,976
$232,417
$2,957
$0
-$56,938
$759,413
$654,082
$19,622
$16,500
$69,208

12,600

$15,000
$41,608
$41,608

$200,000

15

$5696,501
$238,227
$3,031
$0
-$58,361
$778,398
$676,975
$20,309
$16,500
$64,613

12,600

$15,000
$37,013
$37,013

$200,000




Avalon Apartments Community Meetings

June 27, 2011 - Meeting with Dan Rosenfeld of Supervisor Mark Ridley-Thomas’ Office to present
the project and requested entittements. The plans that were shown to Dan essentially depicted the
building massing and he recommended that more emphasis be placed on the design. He did not express
any concerns about the requested entitlements and did not object to the proposed use. Dan
recommended that we meet with their field staff to further discuss community outreach.

July 26, 2011 — Meeting with Ronald Fisher and Mary Jones of Supervisor Mark Ridley-Thomas’
Office to discuss outreach and potential community concerns. Ron recommended that we present the
project to the following community groups and organizations:

Friends and Neighbors

Athens Park Concerned Citizens Committee

Century Station Sheriff's Clergy Council

Harbor Gateway Neighborhood Council

LASD Sheriff's Office — Century Station

Willowbrook Senior Service Center

Prayer Assembly Church of God in Christ

Beyond Shelter

The Greater Pearl of Faith Baptist Church

Residents of the single family homes within 500 feet of the project site.

After the meeting, A Community of Friends (ACOF) contacted each group that was recommended by the
Supervisor's Office. After contacting some groups, it was collectively determined that a formal meeting
was not necessary because the particular group is outside the jurisdiction and without any formal
connection to the community or surrounding area where Avalon Apartments will be located. Informational
materials were sent to the Harbor Gateway Neighborhood Council, Willowbrook Senior Service Center,
and Beyond Shelter. We have attempted to contact the Prayer Assembly Church of God in Christ, but
have not been able to connect with this group.

Saturday, January 21, 2012 — Meeting with Friends and Neighbors at the Great Mt. Hermon Baptist
Church. This community group has a standing meeting at this location on the third Saturday of every
month. Approximately 70 people attended this meeting. The concerns that were voiced were as follows:

1a. Comment: The community appeared to be more concerned with the special needs population vs.
the low-income population, and claimed there was a drug/alcohol rehabilitation facility nearby.
They are concerned about the clustering effect of services geared towards people with special
needs.

Response: ACOF has researched the surrounding area and is unable to locate any such facility
in close proximity of the project.

2a. Comment: Homeless persons and families would be brought in from other areas of the City or
County.

Response: At the meeting, we explained our tenant selection process which includes working
with local service providers for tenant referrals. One of the reasons that this building is proposed
at this location is to satisfy local demand for supportive housing.

3a. Comment: There will be many cars generated by this project. The neighborhood already has too
many cars and there is nowhere to park on Avalon Boulevard.

Response: ACOF has conducted a parking analysis of our existing buildings and independently
verified what many other studies have previously indicated, which is that low-income housing has
a far lower parking demand than market rate buildings of similar size. This is even more true for



4a.

5a.

6a.

7a.

8a.

permanent supportive housing where tenants’ primary income is disability. We firmly believe that
this project has sufficient parking and will not contribute to a perceived over-parking problem on
Avalon Boulevard. The area is comprised of single-family residential, industrial, church and
senior housing uses that all provide for sufficient parking.

Comment: The proposed density is too high and they would prefer to see a proposal for a lower
density development at the site.

Response: The number of units was determined based on the size and location of the lot as well
as the surrounding uses and good zoning practices. The unit count is complementary to the
adjacent senior housing building and similar to the previous request by the previous owner of the
subject site. Other factors that determined the unit count are complex formulas to determine the
optimum amount of financing available from various funding sources.

Comment: Some expressed that they would prefer to see uses other than housing developed on
the site such as a park or that it should just remain vacant.

Response: At the meeting, we advised that vacant land is an attractive nuisance that could draw
vagrants; loitering or criminal activity and the housing development may mitigate or prevent these
problems from occurring.

Comment: Some expressed concerns about their property values decreasing due to the type of
project (supportive housing) proposed.

Response: We explained that a new attractively designed building replacing vacant lots
consisting of dilapidated structures would likely have the converse effect of raising their property
values.

Comment: Concerns about loitering were brought up.

Response: At the meeting, we explained that we will have one full-time property manager who
likely lives on site. If the day-time property manager does not live on-site then another staff
position called a "keyholder” would live onsite during evening hours. In addition, one Full Time
Equivalent (FTE) residential services coordinator and one FTE case manager would be available
during the day. Security cameras would also be installed to monitor the property and adjacent
surroundings. The project also offers amenities including a community room and active as well
as passive open space. These facilities encourage communal living as opposed to loitering. The
staffing as well as the design of the building including the gated property should discourage
loitering at the project.

Comment: Not enough police in the neighborhood, and concerns with security.

Response: ACOF is planning to contact the Sherriff's office to address this concern. ACOF was
able to comment that the entire site would have security cameras and if needed a 24-hour
security guard would be hired. Initially, ACOF does not implement 24-hour security. In the event
of any incidents which tenants would benefit from 24-hour security, ACOF will provide a security
guard.

Wednesday evening, January 25, 2012- ACOF held a community meeting at Greater Pearl of Faith
Baptist Church, the church located next door to the site. Notice was sent to owners within 500 feet of the
building. 15 neighbors participated (including the Pastor and Assistant Pastor). Three people had
attended the previous Saturday meeting with the Friends and Neighbors Community Club. Larry Buford,
who freelances for a number of local papers including the Sentinel, was in attendance; he lives across the
street and received a notice in the mail. In general, the concerns were very similar to the previous
meeting. This meeting was more constructive as we received some feedback and suggestions regarding
improving our project and how we should interact with the community. It was more of a dialogue. ACOF
reiterated our desire to continue working with the community to address their concerns. By the end of the
evening, we believe everyone signed in because they wanted to be kept apprised of any further



development updates or meetings. We agreed to host another meeting in a month or two. This meeting
was scheduled for April 17, 2012 at the AC Bilbrew Public Library in close proximity to the project.

1b.

2b.

3b.

4b.

5b.

6b.

Comment: There was a general objection to the basketball court because “it invites trouble to the
neighborhood”.

Response: At the meeting, we let the neighbors know that we would take this comment into
consideration. Subsequently, ACOF has decided to install outdoor commercial grade exercise
equipment for the tenants to utilize, redefining the space as “active open space’ or “physical
fitness area.” We will also enlarge the edible garden. We will inform the community about this
change at the follow-up meeting.

Comment: Insufficient guest parking was raised as a concern.

Response: ACOF has conducted a parking analysis at our existing buildings and we firmly
believe that this project will have more than sufficient parking to serve the tenants, staff and
guests.

Comment: Was a traffic study conducted? Was one required?

Response: RAJU Traffic Engineers prepared data that was included in an MOU with LA County
Department of Public Works — Traffic and Lighting Section. Based on that data the Department
concluded that the project will not impact any adjacent County or County/City intersections.
Therefore, a Traffic Impact Analysis (TIA) was not required.

Comment: Some neighbors expressed that they want less units and more parking.

Response: The proposed density was determined primarily by the lot size, location of the lot,
adjacent uses and project funding considerations. Good zoning practice was also considered.
The proposed density falls well within the allowable development parameters of the C-2 Zone and
Density Bonus. With regard to parking, as mentioned above, ACOF firmly believes that this
project will have sufficient parking to meet their demands for tenants and staff as well as visitors.

Comment: Some neighborhood issues were brought up, including a proposed gas line and Ujima
Village. Ujima Village is a 300 unit, County run housing project that was built 40 years ago. It
closed in 2009. The void left by the closure of Ujima Village is part of the reason for this project.
Ujima Village was built in 1972, After decades of mismanagement and dilapidation, the complex
was taken over by the U.S. Department of Housing and Urban Development in 1990. Los
Angeles County purchased it for $1 five years later. With $20 million in renovations needed by
2004, the county tried to sell the project. Developers discovered gas and crude oil contamination
and by 2008 the California Regional Water Quality Control Board had ordered the County
Housing Authority and Exxon to test and clean up the site. In November 2008, L.A. County
Supervisors voted to close the complex and relocate remaining tenants.

Response: ACOF's proposed development represents a very different approach to low-income
housing than that of the late 1960's and early 1970’s. We explained at the meeting that ACOF
has completed all the required soils and environmental testing to ensure that this project will not
contain any environmental hazards.

Comment: Concerns were expressed about loitering.

Response: The project will provide one full-time property manager who likely lives on-site. If the
day-time property manager does not live on-site then another staff position called a “keyholder”
would live onsite during evening hours. In addition, one Full Time Equivalent (FTE) residential
services coordinator and one FTE case manager would be available during the day. Security
cameras would also be installed to monitor the property and adjacent surroundings. The project
also offers amenities including a community room and active as well as passive open space.



7b.

These facilities encourage communal living as opposed to loitering. The staffing as well as the
design of the building including the gated property should also discourage loitering at the project.

Comment: Not enough police in the neighborhood

Response: ACOF is planning to contact the Sherriff's office to address this concern. ACOF was
able to comment that the entire site would have security cameras and if needed a 24-hour
security guard would be hired. Initially, ACOF does not implement 24-hour security. In the event
of any incidents which tenants would benefit from 24-hour security, ACOF will provide a security
guard.

Tuesday, February 28, 2012, with the Clergy Council at the Firestone Sheriff Station. There were
about 30 members of the Clergy Council that attended and overall this meeting was very positive. The
Clergy Council was pleased with our organization and our devotion to help homeless and mentally ill
individuals and families.

1c.

Comment: They were interested to learn about the construction and other long-term jobs that this
development would bring to the community.

Response: ACOF will be hiring a general contractor who will follow Section 3 local hiring
guidelines for subcontractors. In addition to construction jobs, we will be staffing the project with
a property manager, residential service coordinator and case manager who we try to recruit from
the local community. ACOF has found many benefits from recruiting locally, including familiarity
with the neighborhood and a greater sense of appreciation for the community.

Saturday, March 10, 2012 with the Athens Park Concerned Citizen’s Committee located at The
Athens Park Community Center. We attended their regular standing meeting, which occurs on the
second Saturday of the month. Approximately 45 community members attended this meeting. This
meeting consisted of a 5 minute presentation followed by a question and answer session.

1d.

2d.

Comment: Similar to the Clergy Council meeting, they were interested in the construction and
other long-term jobs that this development would bring to the community.

Response: ACOF will be hiring a general contractor who will follow Section 3 local hiring
guidelines for subcontractors. In addition to construction jobs, we will be staffing the project with
a property manager, residential service coordinator and case manager who we try to recruit from
the local community. ACOF has found many benefits from recruiting locally, including familiarity
with the neighborhood and a greater sense of appreciation for the community.

Comment: The questions focused on gaining a better understanding of ACOF’s tenant selection
process and property management practices.

Response: At the meeting, we explained our tenant selection process which includes working
with local service providers for tenant referrals. We also explained how applicants would be
screened for the tenancy and went into details about our experience managing other similar
projects.

ACOF held a meeting on April 17° 2012 at AC Bilbrew Library. Seven tenants who reside at Avalon
Senior Apartments next door to the site attended this meeting.

1e.

Comment: They were concerned about construction noise.

Response: At the meeting, we responded that we would be in compliance with County
ordinances during construction, and offered our contact information so the neighbors could
contact us at any time during construction with concerns.



2e.

3e.

4de.

Comment: They were concerned about increased noise from the new tenants and their children.
They asked about how many children were allowed to live in each unit.

Response: At the meeting, we explained our tenant selection process which includes maximum
occupancy limits for each household. However we are unable to ask potential tenants how many
children will be living in each only, only the total number of people. Fair Housing laws prohibit us
from inquiring about age.

Comment: One attendee was interested in the construction and other long-term jobs that this
development would bring to the community. She was interested in a position for herself.

Response: ACOF will be hiring a general contractor who will follow Section 3 local hiring
guidelines for subcontractors. In addition to construction jobs, we will be staffing the project with
a property manager, residential service coordinator and case manager who we try to recruit from
the local community. ACOF has found many benefits from recruiting locally, including familiarity
with the neighborhood and a greater sense of appreciation for the community.

Comment: After the meeting, ACOF received a telephone call from a neighbor who was unable
to attend the meeting. She was concerned with the proposed family population because

a teenager and young adult presence would make the streets no longer safe for seniors to walk

to local businesses. She suggested changing the target population to seniors instead of families.

Response: The Project Manager took the call and advised the Director and CEO of this
comment. The Project Manager advised the caller that she would pass this comment along and
get back to her with any feedback.
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